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PREFACE 


As  stated  in  the  Work  Program  of  the  Metropolitan  Toronto  Urban  Renewal 
Study,  the  purpose  of  the  commercial  study  is  "to  provide  an  analysis  of  the 
location,  extent,  nature,  and  trends  of  commercial  obsolescence  in  Metropolitan 
Toronto;  to  determine  the  effect  of  commercial  blight  upon  residential  condi¬ 
tions  and  to  assist  in  the  development  of  methods  of  renewal  treatment  and  of 
alternative  courses  of  renewal  action."  The  pursuit  of  this  purpose  has  in¬ 
evitably  involved  various  sidetrips  to  explore  the  nature  of  commercial  struc¬ 
ture,  blight,  and  renewal.  A  detailed  understanding  of  the  retail  and  service 
sector  is  necessary  in  order  to  recognize  blight,  let  alone  suggest  renewal 
action;  and  the  terms  blight  and  renewal  each  include  many  complex  implications 
for  commercial  renewal. 

I  found  the  project  to  be  doubly  interesting:  the  growth  and  diversity 
of  Toronto  make  it  a  fascinating  study  area,  but  more  important  has  been  the 
stimulation  from  working  with  my  associates  in  this  project.  Mr.  Samuel 
Cullers,  Director  of  the  Urban  Renewal  Study,  and  his  staff  have  been  invari¬ 
ably  helpful.  The  imaginative  and  conscientious  field  work  by  Alan  Baker  and 
Larry  Bourne  made  the  data  a  pleasure  to  work  with.  Robert  Murdie  was  most 
cooperative  in  providing  the  material  from  his  special  census  analysis;  and 
Brian  Berry,  of  course,  tied  the  whole  program  together  with  a  constant  stream 
of  ideas.  Eli  Comay  and  Bert  Elwood  made  very  useful  comments  on  the  draft. 
Finally,  I  must  thank  Bob  Grainger  for  his  work  on  the  calculator  and,  espe¬ 
cially,  my  wife  Harriet  for  her  typing,  calculating,  key-punching,  and  proof¬ 
reading  . 

The  results  gathered  in  this  study  represent  the  distillation  of  a  large 
amount  of  data.  Although  limitations  of  time  and  money  prevent  the  publication 
of  much  of  this  background  information,  it  will  be  kept  on  file  by  the  Metro¬ 
politan  Toronto  Planning  Board  for  use  by  any  interested  parties. 
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CHAPTER  I 


THE  PROBLEM:  COMMERCIAL  BLIGHT  IN  TORONTO 


The  twenty  thousand  stores  in  the  Metropolitan  Toronto  Planning  Area 
reach  into  almost  every  block.  Since  they  seek  easy  access  to  passers-by  they 
are  usually  the  most  visible  part  of  a  neighborhood,  dominating  their  sur¬ 
roundings  and  shaping  the  image  of  the  area.  Run-down  commercial  areas  with 
vacant,  uncared-for  stores  or  dilapidated  buildings  quickly  create  an  aura  of 
blight  even  in  otherwise  successful  districts.  Yet  commercial  blight  is  a  com¬ 
plex  phenomenon  which  may  occur  in  almost  any  part  of  the  metropolis.  It  is 
particularly  serious  during  this  period  of  rapid  growth  and  innovation,  when 
the  commercial  facilities  of  a  wide  area  are  threatened  by  various  forms  of 
obsolescence.  In  this  study  we  shall  identify  areas  of  blight,  investigate  the 
causal  factors  behind  them,  and  suggest  programs  to  improve  existing  facilities 
and  to  anticipate  future  problems. 

The  Definition  of  Commercial  Blight 

Trying  to  identify  and  delimit  areas  of  commercial  blight  presents  a 
number  of  technical  problems.  The  usual  difficulties  involved  in  gathering 
statistics  and  making  measurements  and  classifications  are  complicated  by  the 
many  different  aspects  of  commercial  blight.  Blight  is  a  term  which  has  been 
used  to  describe  symptoms,  causes,  or  remedies,  and  in  the  case  of  retail  and 
service  areas  has  been  applied  to  such  disparate  phenomena  as  tumble-down 
buildings,  surplus  commercial  space,  or  the  noise  and  gaudiness  of  neon-lit 
ribbon  retailing.1 


1A  quick  survey  of  the  literature  reveals  a  variety  of  interpretations 
of  the  term  blight.  The  Ontario  Department  of  Municipal  Affairs  in  its  bro¬ 
chure,  Urban  Renewal  in  Ontario  (1964),  says,  "Blight  is  the  deterioration  of  a 
building,  group  of  buildings,  or  a  neighborhood.  It  may  result  from  the  age  of 
the  building,  from  dilapidation,  over-crowding,  lack  of  community  facilities, 
obsolescence  of  building,  faulty  neighborhood  layout,  or  the  introduction  of 
new  community  facilities  (such  as  an  arterial  road  in  the  community  area) ,  or 
from  inadequate  maintenance  of  buildings  or  community  facilities."  The  same 
department,  in  A  Better  Place  to  Live,  says,  "Three  basic  factors  are  involved 
in  the  cause  and,  hence,  in  the  control  of  blight,  namely:  (1)  the  individual 
structure,  (2)  the  environment,  and  (3)  the  residents  themselves." 

Coleman  Woodbury  (ed.),  Urban  Redevelopment:  Problems  and  Practices 
(University  of  Chicago  Press,  1959),  p.  11,  uses  blight  as  a  general  term,  re¬ 
ferring  to  an  area  or  district  and  covering  a  wide  range  of  conditions  and 
characteristics  but  especially  characterized  by  substandardness  and  either 
stagnation  or  deterioration. 
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In  this  study  we  shall  differentiate  between  the  blight  phenomena  them¬ 
selves  such  as  vacant  stores,  decaying  buildings,  or  congestion,  and  the 
factors  which  cause  them  such  as  age,  competition,  or  technological  change.  It 
is  also  important  to  realize  that  there  are  many  different  forms  of  commercial 
blight,  each  of  which  should  be  defined  independently  and  which  may  produce 
different  spatial  patterns.  Given  this  diversity  within  the  general 
definition,  blight  may  be  studied  in  either  of  two  ways:  by  identifying 
blighted  areas  as  districts  which  have  a  high  concentration  of  all  these 
various  aspects  of  blight;  or  on  a  systematic  basis,  examining  the  city-wide 
distributions  of  the  different  types  of  blight.  The  former  approach  is  appro¬ 
priate  at  the  treatment  stage,  the  latter  is  useful  for  analysis.  Since  this 
study  is  concerned  with  survey  and  analysis,  and  is  dealing  with  widely  dis¬ 
persed  phenomena,  the  sectoral  technique  is  used,  stressing  careful 
identification  of  the  various  forms  of  blight  phenomena,  each  of  which  may  then 
be  traced  backwards  in  time  to  the  causal  factors,  or  forward  in  time  to  possi¬ 
ble  renewal  procedures. 

Earlier  studies  in  other  cities  have  specified  at  least  four  possible 
forms  of  commercial  blight : 

Physical  blight  occurs  when  the  building  occupied  by  a  business  has 
deteriorated . 

Functional  blight  is  obsolescence  due  to  technological  change  which 
makes  the  location,  size,  or  layout  of  the  structure  inefficient  for  its  pre¬ 
sent  commercial  use. 

Frictional  blight  occurs  when  the  presence  of  nearby  land  uses  has  a 
harmful  effect  on  the  operation  of  commercial  establishments. 

Economic  blight  exists  when  there  is  an  insufficient  demand  for 
existing  retail  facilities,  creating  a  surplus  of  store  space,  or  firms,  or 
both . 

Each  of  these  forms  of  blight  originates  from  a  different  cause  and  may 
occur  independently.  Yet  there  may  also  be  interdependence:  physical  blight 
may  be  a  result  of  any  of  the  other  factors  which  lead  to  economic  inefficiency 
and  reduced  maintenance;  and  certain  areas,  especially  older  parts  of  the  city 
which  are  undergoing  rapid  changes  in  population,  may  suffer  from  the  whole 
syndrome  of  blight  conditions. 

These  four  types  of  blight  were  taken  into  consideration  when  the  study 
of  commercial  obsolescence  and  deterioration  in  Toronto  was  planned.  A  field 
survey  obtained  detailed  information  on  store  functions,  groupings  of  stores, 
physical  deterioration  and  vacancy  rates  throughout  the  Metropolitan  Toronto 
Planning  Area,  and  this  material  was  supplemented  by  1961  census  material  and 
detailed  land  use  information  gathered  by  the  Metropolitan  Toronto  Planning 
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Board.  Before  discussing  the  commercial  study  in  detail  it  is  important  to 
review  the  two  major  bodies  of  conceptual  material  which  are  united  in  this 
study:  the  general  principles  which  underlie  the  commercial  structure  of  major 

metropolitan  areas,  and  the  unique  characteristics  of  the  Toronto  area  which 
may  modify  these  general  relationships. 

A  Review  of  the  Theory  of  Metropolitan  Commercial  Structure 

The  theoretical  background  of  the  Toronto  study  which  influenced  the 
working  hypotheses,  and  the  collection  and  analysis  of  data,  is  derived  from  a 
series  of  investigations  of  the  commercial  structure  and  blight  of  the  Chicago 
Metropolitan  area.1  Contained  within  these  studies  are  reviews  of  relevant 
investigations  in  other  urban  areas.  From  time  to  time  we  shall  compare  the 
Toronto  results  with  these  earlier  studies.  The  findings  prior  to  this  study 
may  be  summarized  as  follows : 

1.  The  commercial  facilities  of  a  city  form  a  system,  a  set  of  inter¬ 
related  elements  which  interact  to  create  a  recognizable  structure.  There  is  a 
consistent  emergence  of  similar  business  types  and  commercial  aggregations. 

The  variety  of  aggregations  is  summarized  in  Figure  1  and  consists  of  three 
complementary  systems.  The  centres,  planned  and  unplanned,  form  a  hierarchy: 
large  centres  serve  the  specialized  needs  of  the  customers  in  the  trade  areas 
of  many  smaller  centres,  each  centre  providing  the  goods  and  services  appro¬ 
priate  for  its  level  to  most  of  the  residents  within  its  trading  area.  The 
specialized  areas  on  the  other  hand  are  groupings  of  one  or  two  business  types 
which  derive  mutual  benefit  from  their  spatial  association  and  serve  the  whole, 
or  a  large  part,  of  the  metropolitan  area  population. 

Between  these  extremes  are  retail  ribbons,  characterized  by  the  form  of 
their  spatial  grouping.  The  traditional  shopping  street  is  really  a  variant  of 
the  smaller  centre.  The  other  forms  of  ribbons  are  more  complex  forms  of 


1  Brian  J.  L.  Berry,  Commercial  Structure  and  Commercial  Blight 
(Department  of  Geography  Research  Paper  No.  85;  Chicago:  University  of 
Chicago,  1963);  Brian  J.  L.  Berry  and  Robert  J.  Tennant,  Chicago  Commercial 
Handbook  (Department  of  Geography  Research  Paper  No.  86;  Chicago:  University 
of  Chicago,  1963);  Barry  J.  Garner,  The  Theory  of  Tertiary  Activity  and  the 
Internal  Structure  of  Retail  Nucleations  (unpublished  Ph.D.  dissertation, 
Northwestern  University,  1963);  James  W.  Simmons,  The  Changing  Pattern  of 
Retail  Location  (Department  of  Geography  Research  Paper  No.  93;  Chicago: 
University  of  Chicago,  1964) ;  and  Brian  J.  L.  Berry  and  Robert  J.  Tennant, 
Metropolitan  Planning  Guideline:  Commercial  Structure  (Chicago:  Northeastern 
Illinois  Metropolitan  Area  Planning  Commission,  1964). 
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specialized  areas,  whose  trading  areas  are  defined  by  the  origin  and  desti¬ 
nation  of  the  major  traffic  arteries  which  they  straddle. 

2.  The  numbers  and  types  of  commercial  facilities  in  an  area  are 

determined  by  the  size  and  characteristics  of  the  population  they  serve.  A 
given  population  at  a  given  income  level  can  support  only  a  certain  number  of 
stores:  the  types  of  stores  located  in  any  area  are  determined  by  the 

operating  thresholds  of  the  stores,  their  minimum  supporting  populations. 
Moreover,  different  social  areas  demand  different  types  of  stores.  Trade  area 
size,  population,  income  level,  sales,  number  of  establishments,  and  number  of 
business  types  can  be  closely  related  by  means  of  regression  equations.  Given 
these  relationships,  changes  in  population  or  the  social-economic  class  of  an 
area  create  strong  pressures  on  the  commercial  facilities  and  lead  to  short-run 
surpluses  or  deficiencies  of  retail  space. 

3.  There  are  fundamental  changes  taking  place  in  the  commercial 
structure  itself  in  addition  to  the  tremendous  growth  which  has  occurred  in 
most  North  American  urban  areas.  Increased  automobile  ownership,  greater 
affluence,  and  widespread  technological  innovation  have  led  to  the  doubling  of 
average  store  size,  resulting  in  decreased  number  of  stores  in  areas  of  stable 
population.  Planned  centres  with  their  radically  different  characteristics  of 
store  "mix,"  location,  and  growth,  dominate  the  newer  parts  of  the  city.  Large 
independent  retailing  units,  supermarkets  and  discount  houses,  which  are  not 
tied  to  the  older  patterns  of  commercial  aggregation  continue  to  develop. 

Shifts  in  the  consumer  buying  habits  take  place  as  incomes  increase,  fashions 
change,  and  the  demographic  structure  varies,  altering  the  mix  of  stores. 

There  has  been  a  shift  in  competition,  which  now  occurs  among  centres  rather 
than  among  the  stores  of  a  given  centre.  The  degree  of  change  and  its 
apparent  irreversibility  are  making  large  parts  of  the  commercial  structure 
obsolete . 


The  Development,  of  the  Toronto  Region1 
Growth  of  the  Urban  Area 

The  typical  commercial  structure  of  a  metropolitan  area  as  presented 
above  is  modified  by  unique  characteristics  of  the  urban  region.  Particularly 
significant  in  Toronto  has  been  the  relatively  recent  growth  into  metropolitan 
status.  In  Figure  2  growth  curves  for  the  three  different  urban  regions,  city, 
Metro  Toronto,  and  the  planning  area  indicate  that  50  per  cent  of  the  present 
population  has  been  added  in  the  twenty-year  period  1941-61,  requiring  rapid 


^The  Metropolitan  Toronto  Planning  Board,  Draft  Official  Plan  of  the 
Metropolitan  Planning  Area  (1959),  includes  a  compact  statement  of  the  setting 
and  growth  of  the  city. 
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GROWTH  CURVES  FOR  TORONTO  &  REGION 


Fig.  2. — Growth  Curves  for  Toronto  and  Region 
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adjustments  in  the  previously  existing  structure.  During  this  period  the  city 
has  remained  constant  in  population  with  growth  concentrated  in  the  outer  areas 
(City:  0.0  per  cent  per  year;  Metro,  2.9  per  cent  per  year;  Planning  Area,  3.2 
per  cent  per  year;  all  growth  rates  are  compound).1 

This  rapid  growth  means  that  a  large  portion  of  the  present  commercial 
facilities  are  in  modern  structures  and  have  been  developed  in  equilibrium  with 
present-day  forces  of  mobility  and  consumer  demand.  However,  those  commercial 
areas  which  remain  from  an  earlier  era  must  adjust  to  a  greatly  changed  city. 
This  adjustment  frequently  results  in  functional  blight.  After  the  present 
commercial  pattern  is  examined  in  Chapter  II,  these  changes  in  the  urban  areas 
and  in  the  nature  of  retailing  will  be  studied  in  the  third  chapter  in  an 
effort  to  define  the  causes  of  commercial  blight. 

The  city  setting  also  has  some  implications  for  the  commercial  struc¬ 
ture.  The  lakefront  site  has  restricted  growth  to  the  northern  sectors  as 
shown  in  Figure  3,  increasing  the  average  distance  of  residential  areas  to  the 
city  centre  and  encouraging  the  development  of  outlying  shopping  centres.  As 
the  city  grows  the  central  business  district  is  strongly  skewed  with  respect  to 
the  population  distribution  and  tends  to  move  inland.  The  topography  features 
a  network  of  small  river  valleys  or  ravines  particularly  around  the  Don  Valley 
to  the  east.  Although  the  ravines  had  a  strong  barrier  effect  in  the  early 
development  (note  the  difference  between  northwest  and  northeast  in  Figure  3), 
tending  to  isolate  certain  residential  areas  and  create  natural  trade  area 
boundaries,  their  effect  is  now  reduced  by  the  regional  road  grids  which  link 
all  parts  of  the  city  creating  the  larger  trade  areas  required  for  high  order 
activities. 

Although  a  regular  arterial  grid  overlays  this  irregular  topography, 
the  most  important  development  corridors  followed  the  earlier  routes  in  and  out 
of  the  city:  Dundas  and  Weston  Road,  Yonge,  Kingston  Road,  and,  later,  Lake- 
shore  Road.  The  patterns  of  development  are  reflected  in  variations  of  the 
commercial  structure  since  each  era  has  its  own  characteristic  requirements  of 
quantity,  quality,  and  location  of  commercial  facilities. 

The  Commercial  Development 

The  commercial  activities  of  the  city  were  originally  closely  tied  to 
the  harbour,  but  as  the  city  grew  and  hinterland  connections  by  land  emerged 


^n  referring  to  'Toronto"  one  may  include  at  least  three  different 
areal  units,  shown  most  clearly  in  Figure  5.  There  is  the  city  of  Toronto  it¬ 
self,  almost  completely  built  by  1941  although  changing  internally  since  then; 
Metropolitan  Toronto,  the  regional  municipality;  and  the  Planning  Area  of  the 
Metropolitan  Toronto  Planning  Board.  The  discussion  will  refer  to  each  of 
these  entities  at  various  points. 
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they  expanded  inland.  The  original  core  near  Front  and  Church  moved  northwest 
to  Yonge  and  King  with  the  latter  the  main  commercial  artery  for  much  of  the 
late  nineteenth  century.  Yonge  Street  has  since  taken  over  with  two  major 
commercial  foci,  the  older  core  at  Queen  anchored  by  Eaton's  and  Simpson's 
department  stores,  and  a  growing  fashion  area  at  Bloor  and  Yonge.1 

The  central  area  dominated  the  built-up  extent  of  the  city  until  late 
in  the  nineteenth  century.  Beyond  the  urbanized  area,  though,  were  numerous 
small  towns  and  villages  which  have  since  been  integrated  into  Metropolitan 
Toronto  (Figure  3). 2  Only  one  or  two  were  exclusively  residential  suburbs,  and 
the  majority  provided  commercial  facilities  for  their  surrounding  areas.  They 
are  important  because  their  older,  now  obsolete,  commercial  structures  show  up 
on  some  of  the  blight  distribution  maps.  As  the  city  expanded  rapidly  in  the 
period  1886  to  1915 ,  these  small  centres  were  swallowed  up  and  the  present-day 
pattern  of  unplanned  centres  began  to  emerge. 

Although  the  central  area  is  still  growing  [from  2193  to  2479  stores 
and  $482,000,000  to  $538,000,000  sales  (1951  dollars),  1951  to  1961]  it  is 
decreasing  in  relative  importance  in  the  Metro  Toronto  retailing  structure.  In 
1951  it  included  13.8  per  cent  of  the  stores,  34.3  per  cent  of  sales;  by  1961 
these  ratios  had  declined  to  11.9  per  cent  of  stores  and  23.6  per  cent  of 
sales.  The  sales  figures  indicate  the  rapid  dispersion  of  the  large,  high- 
order  retailers. 


Overview  of  the  Results 

The  commercial  study,  although  designed  to  study  a  specific  problem  in 
a  specific  city,  achieved  some  results  which  are  of  more  general  interest. 

The  commercial  structure  was  identified  in  detail  and  confirmed  the 
results  of  earlier  studies.  Three  broad  zones  were  identified  within  the 
system,  which  were  dominated  by  unplanned  centres,  planned  centres,  and  outlying 


^he  commercial  facilities  of  the  area  are  discussed  in  detail  by 
George  H.  Zieber,  Toronto's  Central  Business  District  (mimeographed),  M.A. 
Thesis,  University  of  Toronto,  1961;  and  the  City  of  Toronto  Planning  Board, 
Downtown  Toronto,  Background  Studies  for  the  Plan  (Technical  Series,  No.  1, 
1963),  and  Plan  for  Downtown  Toronto  (1963).  The  twin  commercial  foci  are 
characteristic  of  three  other  metropolitan  areas  with  which  I  am  familiar: 
Chicago,  Boston,  and  New  York. 

2The  map  is  derived  from  material  in  the  Historical  Atlas  of  the  County 
of  York  (Toronto,  1878),  augmented  by  various  historical  sources.  Appearing 
soon  after  1880  were  Mt .  Dennis  at  Eglinton  and  Weston  Road,  North  Toronto  on 
Yonge  just  north  of  Eglinton,  and  Mimico.  Rae  Corelli,  The  Toronto  That  Used 
to  Be  (Toronto  Star,  1964),  describes  some  of  these  suburbs  around  the  turn  of 
the  century  as  they  were  being  integrated  into  the  city  proper. 
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central  places  respectively,  as  one  moves  outward  from  the  city  centre.  Vari¬ 
ous  forms  of  retailing  ribbons  exist  in  new  areas  as  well  as  old,  together  with 
a  variety  of  specialized  areas.  When  the  relationships  between  the  consumer 
and  these  retailing  elements  were  explored  detailed  social  characteristics  of 
consumers  were  found  to  be  useful  in  explaining  commercial  distributions. 

The  occurrence  of  blight  in  this  system  is  quite  complex.  Each  of  the 
four  types  of  blight  posited  earlier:  physical,  economic,  functional,  and 
frictional  were  found  to  occur  independently.  Functional  blight  is  by  far  the 
most  serious  problem,  with  a  wide  area  of  the  city  threatened  by  several  kinds 
of  obsolescence.  There  are  long-run  changes  in  the  parameters  of  relation¬ 
ships  linking  retail  facilities  and  consumers  as  the  sales  and  stores  generated 
by  a  given  population  varies,  and  the  entire  retail  system  tends  to  shift  out¬ 
wards  from  the  city  centre.  The  stores  of  the  older  area  are  too  small  or  have 
inadequate  facilities  for  today's  retailing.  Many  are  now  badly  located  since 
their  customers  have  become  highly  mobile  and  the  patterns  of  movement  in  the 
city  have  altered.  Finally,  new  types  of  retail  outlets  are  emerging  in 
response  to  changing  consumer  needs  so  that  some  of  the  older  business  types 
are  no  longer  needed;  the  product  they  sell  or  the  services  which  accompany  it 
are  no  longer  what  the  buyer  wants . 

Urban  renewal  for  problems  such  as  these  is  a  matter  of  adjustment — 
encouraging  these  changes  to  take  place  as  painlessly  as  possible.  The  size, 
complexity,  and  rapidity  of  change  in  the  commercial  structure  indicate  the 
need  for  continuing  programs  of  investigation  to  provide  the  necessary  feedback 
of  information  for  good  planning  and  viable  renewal  decisions. 


CHAPTER  II 


THE  COMMERCIAL  STRUCTURE  OF  TORONTO 

In  order  to  pinpoint  the  various  causes  of  blighted  commercial  areas, 
it  was  first  necessary  to  describe  the  present  structure  of  retail  and  service 
activity  in  Toronto.  Several  sources  of  data  were  used  to  identify  and  locate 
the  various  elements  of  the  systems  and  to  define  their  interaction.  The 
Dominion  Bureau  of  Statistics  provided  information  on  retail  and  service  activ¬ 
ity  by  census  tract  for  1951  and  1961 the  Metropolitan  Toronto  planning 
board  had  data  on  land  use  for  1964  as  well  as  numerous  compilations  of  data  on 
commercial  activities;  and  the  City  of  Toronto  had  data  on  land  use  and  land 
value  by  establishment. 

Since  it  was  necessary  to  obtain  more  detailed  information  about  the 
retailing  structure,  especially  the  various  measures  of  blight,  a  detailed 
field  study  was  made  to  augment  the  other  material.  The  field  study  also  gave 
the  investigators  an  opportunity  to  inspect  the  Toronto  commercial  structure  at 
first-hand,  providing  insights  into  additional  variables  required  for  the 
analysis . 


The  Inventory  of  Commercial  Facilities 

The  field  work  was  done  in  the  period  June  to  September,  1964,  by  two 
observers  working  on  foot  and  by  car.  Initial  information  concerning  the  loca¬ 
tion  of  commercial  land  use  was  obtained  from  maps  compiled  by  the  Metropolitan 
Toronto  Planning  Board  in  the  spring  of  1964.  More  detailed  information  was 
sought  about : 

1.  The  function  and  location  of  each  retailing  and  service  establish¬ 
ment  in  the  planning  region. 

2.  Significant  patterns  of  grouping  of  these  establishments  including 
planned  centres,  unplanned  centres,  and  retail  or  service  specialty  areas. 

3.  The  location  of  commercial  buildings  that  were  vacant,  deteriorated, 
converted  to  non-commercial  uses,  or  newly  constructed  but  not  yet  ready  for 
occupancy. 

1  Dominion  Bureau  of  Statistics,  Selected  Distribution  Statistics  by 
Census  Tract  for  14  Canadian  Cities  (Ottawa,  1954);  Retail  Trade,  Metropolitan 
Areas  by  Census  Tracts  and  Service  Trade,  Metropolitan  Areas  by  Census  Tracts 
(Ottawa,  1964). 
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The  Study  Area. — The  study  covered  the  Metropolitan  Toronto  Planning 
Area,  which  includes  three  distinct  zones  of  commercial  development  (Figure  5): 
the  older  part  of  the  city,  served  by  unplanned  shopping  areas;  the  rapidly 
growing  periphery  of  the  city  containing  a  proliferation  of  planned  centres; 
and,  further  out,  a  still  undeveloped  region  containing  a  number  of  older 
centres  which  serve  as  central  places  for  the  surrounding  rural  areas. 

The  central  area  (defined  for  the  purpose  of  this  study  as  census 
tracts  69  through  76  inclusive  and  tract  96)  was  excluded  because  the  special 
nature  and  problems  of  this  area  require  an  analysis  beyond  the  scope  and 
resources  of  this  study.  The  unique  problems  of  obsolescence  and  blight  in 
this  area,  although  certainly  a  part  of  the  overall  picture,  require  such 
studies  to  be  placed  within  the  context  of  the  changing  role  of  the  central 
business  district  within  the  metropolitan  area. 

The  field  crew  surveyed  all  the  main  arterial  streets  and  concession 
roads  throughout  the  study  area  and  all  other  commercial  areas  which  had  at 
least  four  commercial  establishments  grouped  together,  "grouped"  meaning  that 
there  were  no  significant  distances  (of  the  order  of  a  block)  between  stores 
which  would  discourage  pedestrian  traffic  between  them.  Exceptions  to  this 
requirement  were  made  to  include  all  major  retailing  establishments  such  as 
discount  stores  or  furniture  stores. 

The  Classification  of  Types  of  Business. — The  exact  nature  of  the  busi¬ 
ness  activity  in  a  retail  or  service  establishment  was  defined  in  the  field 
according  to  a  classification  established  especially  for  the  study.  The 
Standard  Industrial  Classification  of  the  Dominion  Bureau  of  Statistics,1  a 
three  digit  classification,  was  expanded  to  a  four  digit  system,  following  the 
pattern  of  the  United  States’  Bureau  of  the  Budget2  to  provide  the  more  exact 
identification  of  retail  and  service  businesses  which  the  Chicago  experience  had 
shown  to  be  necessary.  For  instance,  D.  B.  S.  category  631  (Food  Stores)  was 
broken  down  into  6310  (Supermarkets),  6311  (Bake  Shops),  etc.  Appendix  A  con¬ 
tains  a  replica  of  the  classification  sheet  and  illustrates  the  technique  of 
field  mapping. 

The  field  sheets  differentiated  between  ground  floor  and  upper  floor 
land  uses  and  noted  other  information  such  as  vacant  commercial  structures,  new 
construction,  conversions  of  commercial  structures  to  other  uses  and  adjacent 


Canada,  Dominion  Bureau  of  Statistics,  Standard  Industrial  Classifi¬ 
cation  Manual  (Ottawa:  Queen's  Printer,  1960). 

^United  States,  Bureau  of  the  Budget,  Standard  Industrial  Classifica¬ 
tion  Manual  (Washington:  Government  Printing  Office,  1957). 
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land  use.  The  information  on  the  field  sheets  also  indicated  planned  strips, 
clusters  of  commercial  establishments,  unplanned  centres  and  census  tract  bound¬ 
aries.  Planned  centres  were  described  on  separate  sheets. 

Trade  Area  Data. — During  the  gathering  of  field  data,  efforts  were  made 
to  obtain  information  on  trade  areas  using  the  home  interview  material  of  the 
Metropolitan  Toronto  and  Region  Transportation  Study.  Had  this  been  successful 
we  would  have  had  valuable  evidence  concerning  natural  trading  boundaries,  the 
relative  importance  of  the  various  centres  and  the  relationship  of  a  centre  to 
its  trade  area,  providing  further  insights  into  the  hierarchy  of  centres.  It 
is  suspected  that  unplanned  centres  completely  dominate  their  trade  areas, 
whereas  planned  centres  have  larger  trade  areas  which  overlap  one  another.  The 
latter  are  more  specialized  and  cater  to  certain  income  groups  since  the  subur¬ 
ban  consumers  regularly  visit  a  number  of  competing  centres. 

The  Aggregation  of  Field  Data 

In  order  to  assess  this  body  of  information  it  was  necessary  to  clas¬ 
sify  it  and  group  it  into  more  manageable  units.  The  categories  of  unplanned 
and  planned  centres,  commercial  ribbons,  and  specialized  areas  were  based  on 
the  initial  hypotheses  concerning  commercial  structure.  Table  1  summarizes  the 
distribution  of  retail  and  service  stores  among  these  different  groupings. 

Note  that  commercial  land  use  is  predominately  a  ground  floor  use;  and  that 
given  our  criteria  for  defining  centres,  is  predominately  in  ribbon  and 
scattered  form.  Planned  shopping  plazas  now  make  up  12.6  per  cent  of  the  out¬ 
lying  commercial  establishments.  In  order  to  make  the  headings  on  this  table 
more  meaningful,  the  particular  criteria  adopted  for  this  analysis  and  the 
special  circumstances  or  limiting  factors  which  led  to  their  development  are 
presented  in  the  sections  which  follow. 

Unplanned  Centres 

Older  arterial  streets  within  the  city  are  lined  with  block  after  block 
of  commercial  establishments,  yet  it  is  evident  that  certain  parts  of  this 
ribbon,  generally  the  main  intersections,  have  a  wider  selection  of  stores, 
higher  land  values,  and  attract  customers  from  a  wider  area.1 


1  Berry,  Commercial  Structure  and  Commercial  Blight,  p.  29.  The  internal 
structure  of  unplanned  centres  has  been  examined  in  detail  by  Garner,  The  Theory 
of  Tertiary  Activity  and  the  Internal  Structure  of  Retail  Nucleation. 
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TABLE  1 

DISTRIBUTION  OF  COMMERCIAL  ESTABLISHMENTS  BY  TYPE  OF  AGGREGATION3 


Numbers  of  Establishments 

Ground 

Upper 

Total 

Floor 

Floor 

Centres 

4997 

1141 

6138 

Unplanned 

4091 

993 

5084 

Planned 

906 

148 

1054 

Ribbon,  Scattered 
and  Small  Nucleations 

14412 

1995 

16407 

Unplanned 

13225 

1747 

14972 

Planned 

1187 

248 

1435 

Total 

19409 

3136 

22545 

Per  Cent  of  Row  Total 

Centres 

81.6 

18.4 

100 

Unplanned 

80.5 

19.5 

100 

Planned 

85.5 

14.5 

100 

Ribbon,  Scattered 
and  Small  Nucleations 

87.8 

12.2 

100 

Unplanned 

88.7 

11.3 

100 

Planned 

81.2 

18.8 

100 

Total 

87.8 

12.2 

100 

Per  Cent  of  Column  Total 

Centres 

25.6 

36.3 

27.0 

Unplanned 

20.7 

31.6 

22.5 

Planned 

4.9 

4.7 

4.5 

Ribbon,  Scattered 
and  Small  Nucleations 

74.4 

63.7 

73.0 

Unplanned 

67.8 

54.0 

64.9 

Planned 

6 . 6 

9.7 

8.1 

Total 

100 

100 

100 

By  comparison,  the  City  of  Chicago  and  its  two  neighboring 
counties.  Cook  and  Dupage,  contained  almost  90,000  establishments  of 
which  3.9  per  cent  were  contained  in  centres  (3.2  per  cent  and  0.7  per 
cent  in  unplanned  and  planned  centres  respectively)  and  the  other  96.1 
per  cent  in  scattered  and  ribbon.  The  Chicago  definition  of  unplanned 
centre  was  more  severe,  and  planned  centres  were  at  an  earlier  stage  of 
development . 


Intersections  upon  which  such  activities  focus  can  be  recognized  as 
business  centres,  yet  the  differences  in  land  use  inside  and  outside  the  bound¬ 
aries  of  such  centres  are  so  subtle  as  to  defy  simple  means  of  identification. 
Failure  to  define  centres  accurately  leads  to  errors  when  comparing  them. 

The  problem  of  defining  a  centre  has  two  stages:  first,  of  determining 
whether  one  exists,  and  second,  of  defining  its  limits.  Earlier  studies  used 
land  values  to  great  advantage  in  identifying  centres,  setting  a  minimum  land 
value  as  a  requirement,  for  "centre"  status,  and  charting  the  breakpoints  in 
the  land  value  profile  across  the  centre  as  a  guide  to  choosing  boundaries. 
However,  in  Toronto,  the  data  on  the  assessed  value  of  land  was  available  only 
for  individual  lots  and  presented  an  impossible  data  handling  problem.  More¬ 
over,  the  variation  in  the  ratio  of  assessment  to  real  property  values  between 
districts  within  the  Metropolitan  Area  precluded  the  use  of  assessment  figures. 
The  alternative  for  this  part  of  the  study  was  to  define  the  centres  in  the 
field  using  a  number  of  criteria  which  earlier  studies  had  established  as  sig¬ 
nificant  indicators  of  the  presence  of  a  centre:1 
y 

1.  High  order  functions. — Business  centres  contain  business  types 

"requiring  access  to  a  large  number  of  customers.  The  presence  of  chain  variety 

/ 

stores  (6472) ,  candy  stores  (6312) ,  large  supermarkets  (6310) ,  clothing  stores 
(66 — ),  other  specialty  shopping  goods  (69 — ),  financial  services  (70 — ),  and 
business  services  (86 — )  indicates  a  commercial  centre. 

+  ’  /  2.  Upper  floor  uses. — Centres  often  contain  high  order  services  on 

the  se'cohd  and  higher  floors  of  buildings. 

3.  Continuity  of  commercial  uses. — The  high  land  value  at  the  core  of 
the  business  centre  creates  pressures  that  tend  to  convert  other  land  uses  to 
commercial  within  the  centre.  Breaks  in  the  continuity  of  commercial  uses 
which  indicate  a  break  in  the  flow  of  pedestrian  traffic  help  delimit  a  centre. 

4.  Absence  of  low  order  functions. — Certain  business  types  which  do 
not  require  the  high  access  to  customers  indicate  low-value,  non-centre  areas. 
These  include  service  stations  (6541),  professional  offices  at  the  ground  floor 
(80 —  to  86 — ),  beauty  and  barber  shops  (8721,  8722)  and  the  like.  If  such 
uses  are  not  entirely  eliminated  as  one  nears  the  heart  of  the  business  centre, 
they  are  greatly  reduced  in  number.  Since  the  unplanned  centre  is  pedestrian 
oriented,  the  presence  of  functions  serving  the  motorists  (65 —  or  drive-ins) 
is  another  indicator  of  a  non-centre  area. 


^he  centres  as  defined  in  this  study  are  shown  in  Figure  22,  Appendix 
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5.  Physical  barriers  such  as  railroads,  parks,  ravines,  etc.,  are 
likely  centre  boundaries  since  they  impede  the  continuous  flow  of  pedestrian 
traffic . 

Table  2  summarizes  the  information  obtained  for  unplanned  business 
centres.1  The  number  of  ground  floor  business  types  in  a  centre  ranges  from 
35  to  71  (mean  of  50) ,  and  establishments  from  63  to  207  (mean  of  126) .  Only 
one  centre  has  a  department  store,  generally  an  indicator  of  higher  order 
retailing.  The  lack  of  variation  in  the  range  of  activities  present  is  a 
result,  on  the  one  hand,  of  the  small  size  of  the  city  during  the  period  of 
growth  of  unplanned  centres  (until  1950)  which  precluded  the  development  of 
regional  centres.  At  the  other  end  of  the  scale,  our  definition  of  business 
centres  was  too  rigorous  to  include  the  many  small  community  and  neighborhood 
commercial  concentrations. 

There  is,  however,  considerable  diversity  among  centres  of  similar  size. 
The  upper  floor  establishments  have  been  segregated  since  they  are  generally  of 
a  service  nature  and  do  not  attract  customers  to  other  stores  in  the  centre. 
Upper  floor  business  activity  is  negligible  for  most  centres  except  Yonge- 
Eglinton  and  Yonge-St.  Clair,  both  which  have  heavy  concentrations  of  financial 
and  professional  offices  (7000-7099)  and  business  services  (8610-8699) ,  indi¬ 
cating  that  they  are  performing  office  functions  normally  found  in  the  central 
business  district.  College-Clinton  has  a  high  concentration  of  food  stores  and 
Weston  a  number  of  automobile  oriented  stores,  although  by  and  large  the  rela¬ 
tive  concentration  of  retail  units  is  quite  consistent. 

The  hierarchy  of  centres  was  devised  after  consideration  of  all  this 
information  and  in  conjunction  with  the  data  on  planned  centres  (Table  3).  It 
is  quite  simple:  twenty-eight  centres  at  the  shopping  goods  level  and  one 
regional  centre,  the  latter  ranked  higher  because  of  the  presence  of  a  major 
discount  department  store  which  attracts  customers  from  throughout  the  city. 
Each  centre  may  be  regarded  as  dominating  its  surrounding  area,  but  in  turn 
subordinate  to  the  central  business  district.  Conceptually,  the  business 
centre  is  important  for  the  interaction  of  its  component  establishments  and  its 
attraction  or  centrality  for  retailing,  which  led  us  to  disregard  the  variation 
in  upper  floor  facilities  for  the  purpose  of  establishing  the  hierarchy.  Yet 


■'■As  a  test  of  the  above  criteria  some  of  the  Toronto  centres  selected  and 
defined  on  this  basis  were  evaluated  against  sa  mples  of  land  value  measured  by 
assessment  per  front  foot.  The  results  indicated  that  the  functional  bound¬ 
aries  of  a  Toronto  centre  extend  slightly  beyond  the  land  value  break  points  so 
that  the  results  of  analysis  of  these  centres  may  not  be  comparable  with  other 
studies  although  internally  consistent  within  the  Toronto  area. 


\J 

19 

within  the  hierarchy  the  variations  among  individual  centres  may  be  used  to 
classify  them  for  other  purposes  such  as  examining  employment  patterns  or 
traffic  generations.  Differences  in  blight  characteristics  or  in  the  quality 
of  stores  within  the  various  business  types  exist  as  well,  creating  an  impres¬ 
sion  of  uniqueness  and  diversity  which  the  purpose  of  our  analysis  has  forced 
us  to  disregard. 

Planned  Centres 

The  retail  facilities  of  a  large  part  of  the  metropolitan  area  are 
dominated  by  planned  shopping  plazas.  They  are  differentiated  from  the 
unplanned  centres  by  their  integrated  building  design,  lack  of  internal  compe¬ 
tition,  unified  management,  and  presence  of  large  free  parking  areas.  These 
factors  affect  certain  internal  variables  including  the  mix  and  size  of  stores 
and  the  number  of  stores  of  each  kind.1 

Classification  of  the  planned  centres  required  the  establishment  of  two 
different  limits:  the  separation  of  planned  centres  from  planned  strips,  a 
form  of  ribbon  development  with  a  number  of  stores  sharing  one  building,  but 
with  little  interaction  between  them;  and  the  identification  of  major  centres 
comparable  to  the  scale  of  the  unplanned  centres. 

In  the  first  case,  factors  which  indicate  centres  include  the  presence 
of  more  than  ten  stores,  a  supermarket,  off-street  parking  in  significant  quan¬ 
tities,  limited  access  from  the  street,  and  the  presence  of  non-service  business 
types . 

The  larger  centres  were  defined  using  the  same  criteria  as  for  unplanned 
centres  but  stressing  the  nature  of  the  business  types  rather  than  number  of 
stores.  There  are  marked  differences  in  the  business  types  found  in  planned 
centres  at  different  levels  in  the  hierarchy,  since  larger  centres  do  not  nec¬ 
essarily  contain  the  full  range  of  lower  order  goods.  A  high  order  planned 
centre  will  have  a  much  higher  proportion  of  its  stores  selling  shopping  goods 
than  its  equivalent  unplanned  centre. 

Table  3  summarizes  data  for  the  top  three  levels  of  centres  which  are 
comparable  in  facilities  to  the  unplanned  centres:  super  regional,  regional, 
and  shopping  goods.  Appendix  B  contains  further  data  on  69  community  and 
neighborhood  planned  centres — the  other  two  levels.  The  hierarchy  of  planned 
centres  is  more  complex  than  for  unplanned  centres,  in  part  because  planned 
centres  are  found  towards  the  outer  edge  of  the  built-up  area  where  the  central 


1  Simmons,  The  Changing  Pattern  of  Retail  Location,  Chapter  IV. 
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TABLE  2 


MAJOR  UNPLANNED  SHOPPING  CENTRES  IN  THE  TORONTO  AREA 


Name 

Ground  Floor 

Upper 

Floor 

Code 

No. 

Business 

Types 

Est . 

Per  Cent 
Vacant 

Per  Cent 
Deteriorated 

B.T. 

Est . 

Bloor-Bathurst 

R  1 

59 

145 

5.8 

5.8 

16 

35 

Yonge  North 

S  1 

71 

172 

4.4 

1.1 

6 

7 

Bloor-Jane 

S  2 

64 

207 

2.8 

0.5 

14 

30 

Danf orth-Pape 

S  3 

62 

183 

4.2 

3.1 

10 

11 

Yonge-Gast left eld 

S  4 

61 

144 

2.0 

4.1 

12 

25 

Bay view 

S  5 

58 

135 

4.3 

0.0 

13 

31 

New  Toronto 

S  6 

58 

136 

3.5 

0.7 

11 

29 

Bloor-Dover court 

S  7 

57 

175 

0.6 

6.3 

12 

20 

Bloor-Royal  York 

S  8 

56 

126 

1.6 

0.0 

8 

24 

Dundas-Keele 

S  9 

55 

156 

6.0 

3.6 

15 

29 

Eglinton-Avenue  Rd. 

S  10 

53 

143 

4.0 

0.0 

11 

22 

Qmeen-Bathurst 

S  11 

50 

152 

5.6 

9.3 

8 

10 

St.  Clair-Duf f erin 

S  12 

49 

156 

0.6 

1.9 

13 

36 

Queen-Lansdowne 

S  13 

49 

155 

3.1 

8.1 

6 

6 

Yonge-St.  Clair 

S  14 

49 

122 

3.2 

0.0 

29 

93 

Parliament-Carlton 

S  15 

48 

111 

3.5 

0.9 

3 

17 

Weston 

S  16 

48 

97 

4.9 

4.9 

7 

27 

Mt.  Pleasant 

S  17 

45 

110 

0.0 

0.0 

4 

4 

Eglinton-Duf f erin 

S  18 

45 

103 

3.7 

0.9 

13 

34 

Gerrard-Coxwell 

S  19 

44 

95 

4.0 

1.0 

4 

5 

Queen-Broadview 

S  20 

44 

91 

5.5 

6 . 6 

2 

2 

Eglinton-Bathurst 

S  21 

43 

93 

4.1 

0.0 

15 

41 

Danf  or th-Woodb ine 

S  22 

41 

88 

3.3 

0.0 

13 

24 

Kingston  Road- 

S  23 

40 

103 

5.6 

0.0 

6 

10 

Victoria  Pk 

Queen-Lee 

S  24 

40 

102 

10.5 

4.4 

3 

6 

Yonge-Eglinton 

S  25 

40 

92 

5.2 

0.0 

37 

395 

College-Clinton 

S  26 

39 

122 

2.4 

2.4 

9 

21 

Eglinton-Keele 

S  27 

39 

77 

5.2 

0.0 

7 

10 

St.  Clair- 

S  28 

35 

63 

6.0 

0.0 

15 

30 

Vaughan  Rd. 

J 

6 

7 

6 

0 

4 

5 

8 

9 

2 

9 

8 

6 

6 

0 

1 

6 

3 

6 

9 

9 

5 

1 

4 

7 

7 

3 

5 

6 

4 
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TABLE  2 — Continued 


Ground  Floor  Establishments 


Auto  Clothes 


House¬ 

hold 


Others 


Finance 


Comm.  Bus. 
Serv.  Serv. 


Pers . 
Serv. 


Misc. 


0 

35 

7 

30 

6 

12 

2 

30 

4 

30 

16 

31 

9 

7 

1 

45 

5 

44 

13 

25 

16 

15 

1 

48 

2 

47 

14 

26 

13 

10 

1 

34 

5 

30 

16 

26 

5 

5 

1 

37 

4 

20 

12 

22 

9 

8 

7 

34 

3 

24 

16 

13 

13 

9 

2 

31 

1 

42 

21 

18 

5 

8 

2 

41 

3 

27 

10 

22 

10 

11 

1 

23 

4 

33 

15 

25 

8 

2 

3 

33 

3 

32 

3 

27 

10 

4 

2 

36 

1 

38 

24 

19 

3 

5 

0 

35 

2 

46 

15 

28 

10 

8 

1 

29 

0 

37 

9 

23 

6 

2 

0 

39 

5 

28 

3 

17 

15 

3 

2 

32 

0 

19 

12 

14 

4 

5 

1 

34 

10 

18 

13 

16 

6 

3 

1 

17 

1 

16 

10 

18 

7 

4 

1 

35 

2 

25 

7 

14 

12 

4 

1 

17 

3 

16 

8 

13 

3 

3 

1 

18 

1 

12 

11 

15 

3 

2 

2 

30 

1 

14 

4 

12 

9 

5 

4 

29 

0 

21 

10 

18 

5 

7 

0 

14 

2 

14 

7 

13 

4 

2 

0 

24 

0 

14 

6 

14 

5 

12 

1 

31 

0 

5_ 

2 

16 

26 

6 

8 

21 

1 

26 

8 

17 

6 

7 

0 

20 

2 

13 

8 

10 

5 

4 

2 

22 

4 

12 

•5 

10 

3 

4 

0 

16 

1 

3 

3 

5 

1 

0 

3 

2 

0 

1 

2 

0 

0 

1 

3 
2 
1 

4 
3 
2 
0 
1 
0 

3 

0 

1 

2 

0 


1 
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TABLE  3 


MAJOR  PLANNED  SHOPPING  CENTRES  IN  THE  TORONTO  AREA 


Name 

Code 

No. 

Ground 

Floor 

Per  Cent 
Vacant 

Upper 

Floor 

Leading  Functions 

B.T. 

Est . 

B.T. 

Est . 

Dept . 
Stores 

Chain 

Variety 

Stores 

Yorkdale 

SR  1 

45 

77 

18. 0a 

0 

0 

2 

1 

Don  Mills 

R  1 

52 

89 

0.0 

0 

0 

1 

1 

Cloverdale 

R  2 

42 

58 

0.0 

0 

0 

1 

1 

Ajax 

R  3 

39 

58 

3.3 

12 

15 

Discount 

Shopper’s  World 

R  4 

37 

54 

0.0 

0 

0 

1 

1 

Thorncliff  Pk. 

R  5 

32 

38 

2.6 

3 

9 

Discount 

1 

Cedarbrae 

R  6 

30 

46 

0.0 

6 

9 

1 

2 

Dixie 

R  7 

29 

40 

0.0 

5 

11 

Discount 

Lawrence 

R  8 

23 

36 

2.7 

6 

7 

1 

2 

Northtown 

S  1 

34 

47 

0.0 

7 

8 

3 

Knobhill 

S  2 

32 

46 

0.0 

5 

6 

2 

Duf f erin 

S  3 

32 

45 

6.3 

3 

3 

2 

Crang 

S  4 

32 

44 

2.2 

8 

11 

Richmond  Heights 

S  5 

32 

39 

2.5 

0 

0 

1 

Golden  Mile 

S  6 

31 

43 

0.0 

11 

14 

2 

Applewood  Village 

S  7 

31 

34 

8.1 

8 

16 

1 

Parkway 

S  8 

26 

36 

2.7 

10 

15 

2 

Rexdale 

S  9 

26 

35 

0.0 

7 

9 

1 

Royal  York 

S  10 

26 

30 

3.2 

5 

10 

1 

Eglinton  Square 

S  11 

22 

26 

0.0 

4 

4 

1 

1 

Recently  opened,  new  construction. 


area  is  less  dominant.  Some  centres  are  challenging  the  central  business  dis¬ 
trict  in  the  variety  of  shopping  goods.  Figure  6  indicates  the  location  of  the 
major  centres. 

Like  the  unplanned  centres,  there  is  some  variation  among  planned 
centres  of  the  same  level.  Some  differences  are  not  observable  from  our  data 
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since  they  involve  variations  within  the  business  type  category,  particu¬ 
larly  the  price  and  quality  of  goods,  hence  the  sector  of  the  population  at 
which  the  centre  is  aimed. 

Another  distinguishing  feature  is  the  presence  of  business  and  pro¬ 
fessional  services  in  a  number  of  shopping  plazas,  specifically  Kenlinton, 
Eastown,  Agincourt,  Bloordale,  Flemingdon  Park,  Cliffcrest,  Princess  Plaza, 
Bendale,  and  Crestview.  The  presence  of  these  activities  distorts  the  usual 
relationships  between  establishments,  business  types,  and  trade  area  charac¬ 
teristics  . 


TABLE  4 

THE  HIERARCHY  OF  BUSINESS  CENTRES 


Level  in 
Hierarchy 

Unplanned 

Planned 

Characteristic 
Business  Types 

Super  Regional 

1  (central  area) 

1 

2  or  more  department  stores 

Regional 

1 

8 

1  department  store  and 
shopping  goods 

Shopping  Goods 

28 

11 

1  or  2  chain  variety  and 
shopping  goods 

Community 

not  defined 

19 

chain  variety  plus  some 
shopping  goods 

Neighbourhood 

not  defined 

60 

supermarket 

Outlying  Centres 

Table  5  presents  the  summary  data  for  the  six  small  central  places 
beyond  the  perimeter  of  planned  centres.  These  centres  originally  served  the 
surrounding  rural  areas  but  their  trade  areas  are  slowly  filling  up  with  rural 
non-farm  and  suburban  residents.  Nonetheless,  their  origins  and  roles  differ 
from  the  other  types  of  centres  and  they  are  grouped  separately  in  our  study. 

The  boundaries  of  these  centres  were  defined  by  the  census  tract  limits  of  the 
municipalities  since  any  establishments  within  the  town  can  be  considered  much 
more  highly  aggregated  than  those  outside.  However,  planned  centres  within 
their  borders  are  grouped  with  the  other  planned  centres.  At  the  upper  end  of 
the  scale  the  facilities  of  these  towns  are  equivalent  to  those  of  the  unplanned 
business  centres  within  the  city  although  Markham  drops  below  this  standard. 

They  reflect  the  external  central  place  pattern  of  the  city  which  may  be 
expected  to  parallel  the  internal  pattern. 
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TABLE  5 

OUTLYING  CENTRAL  PLACES  IN  THE  TORONTO  AREA 


Ground 

Floor 

Upper 

Floor 

Business 

Types 

Establish¬ 

ments 

Per  Cent 

Vacant 

Business 

Types 

Establish¬ 

ments 

Port  Credit 

CT 

406 

64 

163 

5.2 

19 

39 

Streetsville 

CT 

407 

47 

81 

10.0 

5 

5 

Woodbridge 

CT 

510 

38 

59 

1.7 

0 

0 

Richmond  Hill 

CT 

502 

58 

116 

7.2 

8 

20 

Markham 

CT 

513 

41 

66 

4.6 

5 

5 

Stouf fville 

CT 

514 

45 

73 

2.1 

0 

0 

Ribbon  and  Scattered  Retailing1 

The  smaller  unplanned  retail  nucleations,  the  planned  centres  smaller 
than  the  shopping  goods  level,  the  various  forms  of  ribbon  retail  aggregations, 
the  isolated  stores,  and  the  specialized  shopping  districts  were  lumped  within 
the  general  category  of  ribbon  retailing.  Problems  of  definition  and  func¬ 
tional  classification  of  these  aggregations  make  it  very  difficult  to  cate¬ 
gorize  them  more  precisely  (except  for  the  planned  ribbons  which  consist  of  the 
community  and  neighbourhood  centres  shown  in  Figure  7).  However,  some  maps 
have  been  prepared  to  indicate  the  general  location  patterns  of  the  different 
types  of  ribbon  and  scattered  retailing  without  attempting  exact  measurement. 
Figures  7  and  8,  showing  the  various  kinds  of  unplanned  ribbons,  were  obtained 
by  examination  of  the  field  sheets.  For  mapping  purposes  a  ribbon  was  required 
to  have  a  group  of  at  least  ten  commercial  establishments  and  each  grouping  was 
arbitrarily  categorized  according  to  the  predominant  business  types  (see  Table 
6) .  The  specialized  commercial  districts  were  cross-checked  with  the  yellow 
pages  of  the  Toronto  telephone  directory. 

The  hierarchy  of  ribbon  retailing:  neighbourhood,  urban  arterial,  and 
shopping  goods,  roughly  corresponds  to  the  hierarchy  of  centres,  but  lacks  the 
internal  structure  within  the  grouping  and  the  interaction  between  stores.  The 


^The  term  ribbon  here  includes  all  facilities  outside  of  centres — in  a 
functional  sense,  all  stores  which  do  not  have  a  high  degree  of  customer  inter¬ 
action  among  them.  Many  planning  studies  define  ribbon  by  location,  i.e.,  a 
continuously  built-up  commercial  frontage  of  specified  length.  This  limited 
definition  corresponds  to  the  subset  of  ribbons  mapped  in  Figure  7,  but  is 
difficult  to  quantify. 
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TABLE  6 

CHARACTERISTIC  RIBBON  RETAILING  BUSINESS  TYPES 


RIBBON  RETAILING 


Neighbourhood 

63— 

Food 

6473 

Variety 

6731 

Hardware 

681 

Drugs 

7021 

Bank 

871  to 

Personal 

8752 

Services 

Urban  Arterial 

6471 

Discount  Stores 

65— 

Automobile  Products 

67— 

Hardware,  Household  Furniture 

and  Appliances 

7 - 

Financial  Services 

Shopping  Goods 

66— 

Clothing  and  Shoes 

69— 

Miscellaneous  Retailing 

SPECIALIZED  COMMERCIAL  DISTRICTS 

Highway  Oriented 

6541 

Service  Stations 

8752-3 

Restaurants 

8754-5 

Hotels,  Motels 

Automobile  Row 

6561-2 

New,  Used  Cars 

658- 

Auto  Repair 

Medical  Centres 

681 

Drug  Stores 

821  to 

Health 

8279 

Services 

Professional  Offices 

7 - 

Finance,  Insurance,  and 

Real  Estate 

86— 

Business  Services 

Furniture  and  Appliance 

67— 

neighbourhood  ribbon  are  often  found  in  the  centres  of  the  blocks  defined  by 
the  arterial  grid.  The  urban  arterial  and  shopping  goods  ribbons  are  found  on 
the  major  traffic  arteries,  linking  the  unplanned  centres.  The  major  through 
streets  in  and  out  of  the  city — Yonge,  Bathurst,  Weston  Road,  Eglinton,  St. 
Clair,  Bloor-Danforth,  College,  Queen,  Dundas,  Lake  Shore  Road,  and  Kingston 
Road — are  notable  for  their  extensive  commercial  activity.  In  the  outer  parts 
of  the  city  these  ribbons  co-exist  with  planned  centres,  the  latter  dominating 
in  Scarborough,  but  the  arterial  ribbon  more  extensive  in  the  western  part  of 
Metro  (refer  to  Figure  6) . 
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The  distribution  of  the  specialized  commercial  districts  also  shows 
some  regularity.  The  periphery  of  the  central  business  district,  having  access 
to  the  entire  metropolitan  area,  has  generated  a  number  of  these  groupings: 
Kensington  Market,  the  garment  district,  and  a  furniture-antique  area.  Also 
closely  associated  with  the  core  of  the  city  is  a  concentration  of  business  and 
professional  offices  just  north  of  the  central  business  district  in  a  high 
density  upper-middle  class  residential  area. 

Kensington  Market  is  a  colourful  concentration  of  ethnic  specialty  food 
stores  (76  of  a  total  of  113)  and  clothing  stores,  all  extending  into  the 
streets,  weather  permitting.  Just  to  the  south  of  it  is  the  garment  district 
with  business  types  6671,  6691,  women  and  children's  wear;  and  8699,  unclassi¬ 
fied  business  services.  The  area  is  interspersed  and  surrounded  by  blighted 
residential  land  use. 

Automobile  dealers  are  found  in  two  main  areas,  east  and  west  of  the 
city,  as  are  two  highway-oriented  ribbons  which  catch  the  major  routes  in  and 
out  of  the  city.  These  specialized  areas  which  trade  with  a  large  segment  of 
the  metropolitan  population  will  introduce  a  certain  amount  of  inaccuracy  into 
any  attempt  to  explain  commercial  structures  as  a  function  of  the  character¬ 
istics  of  the  local  population. 


Overview 

At  this  point  we  may  pause  and  take  stock  of  the  findings.  The  commer¬ 
cial  structure  of  Toronto  consists  of  a  set  of  hierarchies  of  centres,  unplanned 
in  the  older  parts  of  the  city,  planned  in  the  post-war  areas,  which  satisfy  the 
convenience  and  shopping  needs  of  the  immediately  surrounding  area  up  to  a  cer¬ 
tain  level  of  retail  specialization.  This  level  does  not  vary  widely  among  the 
unplanned  centres,  which  are  all  dominated  by  the  central  area,  although  some 
have  added  professional  services  which  serve  the  whole  metropolitan  area.  The 
hierarchy  of  planned  centres  is  becoming  more  and  more  complex  as  the  city 
grows,  completely  dominating  higher  order  retailing  in  the  suburban  ring  and 
challenging  the  downtown  area.  The  centres  are  augmented  by  a  gridiron  of 
urban  arterial  ribbons  which  serve  not  only  the  surrounding  area  but  the  larger 
region  containing  all  the  people  who  regularly  drive  that  route,  and  a  number 
of  specialized  commercial  districts  which  are  used  by  various  sectors  of  the 
population  throughout  the  metropolitan  area. 

Tables  7,  8,  and  9  summarize  the  concentration  of  the  different  busi¬ 
ness  types  in  the  various  parts  of  the  commercial  structure.  Table  8  indicates 


BUSINESS  TYPES  BY  AGGREGATION 
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TABLE  9 

BUSINESS  TYPES  BY  AGGREGATION  (PER  CENT  OF  ALL  AGGREGATIONS) 


Centres 


Business 

Types 

Unplanned 

G  U 

Planned 

G  U 

Total 

G 

U 

Food 

12.0 

9.5 

11.5 

General 

4.5 

0.6 

5.0 

4.6 

Auto 

3.7 

2.0 

3.4 

Clothes 

18.4 

0.7 

27.3 

20.1 

0.6 

Furnishings 

8.4 

0.1 

8.3 

8.4 

0.1 

Other 

14.5 

0.8 

20.1 

1.4 

15.4 

0.9 

Finance 

7.0 

25.1 

6.9 

28.6 

7.0 

25.5 

Community  Service 

4.9 

37.5 

4.9 

42.2 

4.9 

37.3 

Business  Service 

1.6 

25.3 

0.3 

19.0 

1.4 

24.5 

Personal  Service 

23.9 

7.4 

14.3 

4.8 

22.2 

7.0 

Miscellaneous 

1.3 

5.1 

0.3 

4.8 

1.1 

5.1 

Total 

4082 

978 

915 

147 

4997 

1125 

Vacancies 

4.0 

9.1 

3.2 

9.3 

3.9 

9.1 

Deteriorations 

1.0 

0.0 
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TABLE  9 — Continued 


Ribbon  and 

Scattered 

Grand 

Total 

Total 

Unplanned 

G  U 

Planned 

G  U 

Total 

G  U 

G 

U 

13.2 

13. A 

13.2 

12.7 

11.0 

5.5 

A. 5 

5.5 

5.2 

0.2 

A. 5 

12.7 

3.5 

11.9 

9.7 

8. A 

5.8 

0.7 

1A.3 

0.A 

6.5 

0.7 

10.0 

0.7 

8.7 

6.9 

0.3 

6 . 6 

0 .  A 

6.9 

0.3 

7.8 

0.2 

6.3 

10.0 

1.0 

12.7 

1.2 

10.3 

1.0 

11.6 

1.0 

10.1 

A. 6 

1A.1 

6.9 

22.2 

A. 8 

15.1 

5.3 

18.9 

7.2 

7.3 

53.6 

6 . 6 

52. A 

7.1 

53.6 

6.6 

A7.8 

12.3 

1.4 

17.5 

0.2 

15. A 

1.3 

17.3 

1.3 

19.9 

3.7 

30.2 

7.8 

29.8 

A  .0 

30.2 

7. A 

28.1 

7.2 

25.2 

2. A 

A. 9 

0.  A 

2. A 

2.2 

A. 6 

1.9 

A. 8 

2.3 

13217 

1739 

120A 

252 

1AA21 

1991 

19A18 

3116 

2253A 

6.5 

9.9 

5. A 

15. A 

6.5 

10.6 

5.8 

10.0 

6. A 

2. A 

0.0 

. 

. 

. 

1.8 

•  ••••• 

. 
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the  importance  of  the  various  forms  of  aggregation  for  the  different  business 
types.  It  should  be  noted  that  ribbon  retailing  is  universally  important,  even 
for  the  higher  order  business  types  such  as  clothing.  Planned  centres  are 
still  only  a  small  part  of  the  total  structure.  Upper  floor  retailing  is 
essential  for  certain  services,  business  services  in  the  centres  and  community 
services  in  the  ribbons.  Table  9  examines  the  importance  of  the  various  busi¬ 
ness  types  to  the  aggregations,  i.e.,  the  variations  in  the  mix  of  commercial 
activities.  Certain  portions  of  the  structure  are  quite  vulnerable.  Upper 
floor  uses  differ  from  ground  floor  and  depend  strongly  on  community  services. 

A  reduction  in  number  or  a  changing  location  preference  of  this  business  type 
could  create  a  serious  blight  problem.  Ground  floor  ribbons  lean  on  the 
personal  service  group,  particularly  restaurants.  The  planned  centres  are 
stronger  in  high  order  shopping  goods,  clothing,  and  other  retail  than  their 
unplanned  counterparts,  as  are  the  planned  ribbons.  A  district  dominated  by 
planned  centres  will  have  proportionately  more  ribbon  stores  to  provide  low 
order  activities. 

Table  9  also  reveals  the  pattern  of  the  two  blight  characteristics, 
vacancies  and  deteriorations.  Vacancies  are  a  greater  problem  in  upper  floors, 
averaging  almost  10  per  cent  even  in  planned  centres.  Unplanned  centres  have  a 
lower  vacancy  rate  than  ribbons,  although  higher  than  planned  centres.  Dete¬ 
rioration,  non-existent  in  planned  centres,  is  more  than  twice  as  prevalent  in 
unplanned  ribbons  than  in  unplanned  centres. 


Areal  Aggregations 


Census  Tracts 

The  groupings  of  business  types  classified  above  are  functional  entities 
and  their  boundaries  do  not  necessarily  correspond  to  any  of  the  spatial  units 
into  which  the  city  has  been  divided  for  other  data-gathering  purposes. 

Because  the  information  obtained  from  sources  other  than  the  field  study  was 
broken  down  by  areas,  the  field  data  too  was  cross-classified  into  areal  units. 
Since  considerable  use  is  made  of  census  tract  information,  the  field  sheets 
were  summarized  on  that  basis,  enabling  retail  characteristics  to  be  compared 
to  population  characteristics  and  residential  blight  data.  It  is  especially 
useful  for  those  ribbon  and  scattered  establishments  which  do  not  belong  to  any 
aggregation. 
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Zones  of  Analysis 

Although  information  is  available  on  the  commercial  activity  and  the 
population  characteristics  of  each  census  tract,  the  relationships  between  the 
two  sets  of  variables  lose  meaning  because  the  tracts  are  too  small.  Residents 
of  the  tract  shop  outside  it;  stores  within  the  tract  serve  customers  beyond 
its  borders.  To  overcome  this  problem  the  census  tracts  were  aggregated  into 
fourteen  zones,  containing  from  4  to  43  census  tracts  and  from  30,000  to 
240,000  people  (1961).  The  zones  were  based  to  some  extent  on  the  Metro 
Planning  Board's  planning  districts  but  were  modified  in  order  to  obtain  census 
tract  boundaries  which  were  unchanged  between  1951  and  1961. 

These  zones  will  be  important  units  in  the  analysis  to  follow  in 
Chapter  III , but  they  are  excellent  descriptive  units  as  well.  Tables  10,  11, 
and  12  show  how  the  commercial  structure  varies  across  the  study  area.  To  aid 
further  in  the  interpretation,  the  zones  themselves  have  been  grouped  into  four 
concentric  rings  according  to  their  period  of  development:  pre-war,  post-war, 
present,  and  future.  (Maps  and  detailed  summaries  by  zones  are  found  in 
Appendix  C.)  The  first  table  shows  how  the  types  of  aggregations  vary  among 
zones.  Particularly  interesting  is  the  pattern  of  variation  in  the  growth 
rings.  Note  the  regular  decline  in  importance  of  the  unplanned  centre  and  the 
increasing  role  of  the  planned  centre  as  one  goes  outward  from  the  city  centre 
(except  for  the  future  ring  where  the  definition  of  the  outlying  centres  exag¬ 
gerates  their  importance) .  The  proportion  of  stores  in  centres  decreases  from 
30  to  18  per  cent,  but  the  ground  floor  establishments  remain  relatively  con¬ 
stant  between  80  and  90  per  cent.  Table  11  examines  the  ground  floor,  upper 
floor  relationship  more  closely,  indicating  that  the  pattern  is  complex  with 
no  discernible  trends. 
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TABLE  10 

COMMERCIAL  AGGREGATIONS  BY  ZONES1 


Centres2 


Zone 

Name 

Unplanned 

G  U 

Planned 

G  U 

G 

Total 

I. 

Central 

214 

29 

214 

29 

II. 

West  End 

878 

106 

45 

3 

923 

109 

III. 

East  End 

662 

66 

54 

711 

66 

IV. 

Uptown 

1015 

530 

38 

9 

1053 

539 

V. 

Lakeshore 

136 

29 

136 

29 

VI. 

Northwest 

391 

98 

391 

98 

VII. 

Scarboro  S. 

113 

19 

113 

19 

VIII. 

Etobicoke 

126 

24 

123 

19 

259 

43 

IX. 

N.  York 

97 

27 

157 

18 

254 

45 

X. 

Bay view 

4 

134 

8 

138 

8 

XI. 

Scarboro  N. 

80 

29 

80 

29 

XII. 

Far  West2 

244 

44 

74 

27 

318 

71 

XIII. 

Far  North2 

314 

25 

39 

353 

25 

XIV. 

Far  East2 

58 

15 

58 

15 

TOTAL 

4081 

978 

915 

147 

5001 

1125 

Pre-war 

(I,  II, 

HI,  iv) 

22.3 

5.9 

1.1 

0.1 

23.4 

6.0 

Post-war 

(V,  VI, 

VII) 

14.0 

3.4 

3.0 

0.5 

17.0 

3.9 

Present 

(VIII,  IX, 

X,  XI) 

4.9 

1.1 

10.7 

1.6 

15.6 

2.7 

Future 

(XII,  XIII, 
XIV) 

31.3 

3.9 

9.7 

2.4 

42.0 

6.3 

TOTAL 

18.0 

4.4 

4.1 

0.7 

22.1 

5.1 

^ore  Complete  zone  data  is  found  in  Appendix  C. 

2Unplanned  centres  are  the  outlying  centres. 
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TABLE  10 — Continued 


Ribbon 

,  Scattered,  and 

Small 

Nucleations 

Grand  Total 

Unplanned 

Planned 

Total 

G 

U 

G 

U 

G 

U 

G 

U 

Total 

1777 

568 

1777 

568 

1991 

597 

2588 

2419 

121 

•  ••••• 

•  •  •  •  • 

2419 

121 

3342 

230 

3572 

2168 

151 

•  ••••• 

•  •  •  •  • 

2168 

151 

2884 

217 

3101 

1307 

259 

20 

2 

1327 

261 

2378 

800 

3178 

507 

51 

17 

2 

524 

53 

651 

82 

733 

1336 

73 

23 

4 

1359 

77 

1738 

175 

1913 

701 

56 

181 

32 

782 

88 

995 

107 

1102 

640 

87 

230 

52 

870 

139 

1145 

182 

1327 

1017 

236 

186 

40 

1203 

276 

1456 

321 

1787 

291 

54 

205 

29 

496 

83 

634 

91 

725 

303 

54 

220 

71 

523 

125 

634 

154 

788 

440 

25 

63 

17 

503 

42 

821 

113 

934 

196 

4 

45 

3 

241 

7 

594 

32 

626 

115 

14 

129 

187 

15 

202 

13217 

1739 

1204 

252 

14321 

1991 

19450 

3166 

22576 

61.8 

8.8 

0.2 

0.0 

62.0 

8.8 

85.4 

14.8 

100.2 

68.9 

4.8 

5.9 

1.0 

73.9 

5.8 

90.9 

9.7 

100.6 

48.7 

9.3 

18.2 

4.2 

66.9 

13.5 

82.5 

16.2 

98.7 

42.7 

1.6 

6.9 

1.1 

49.6 

2.7 

91.6 

9.0 

100.6 

58.5 

7.8 

5.3 

1.1 

63.8 

8.9 

85.9 

14.0 

99.9 
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TABLE  11 

UPPER  FLOOR  RETAILING  (PER  CENT  OF  TOTAL  ESTABLISHMENTS) 

Centres  Ribbons 


Unplanned 

Planned 

Total 

Unplanned 

Planned 

Total 

Total 

Pre-war 

20.9 

2.1 

20.4 

12.5 

9.1 

12.5 

17.4 

Post-war 

19.5 

14.4 

18.6 

6 . 6 

14.7 

7.8 

9.9 

Present 

18.3 

6.2 

14.6 

16.1 

18.6 

16.8 

16.4 

Future 

11.0 

19.7 

13.2 

3.7 

14.1 

5.3 

9.1 

Total 

19.5 

14.0 

18.6 

11.7 

17.3 

12.2 

13.9 
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The  pattern  of  variation  of  business  types  is  surprisingly  consistent, 
considering  that  the  facilities  in  each  growth  zone  were  constructed  in  equi¬ 
librium  with  a  different  set  of  socio-economic  forces.  Toward  the  outskirts, 
there  is  a  decline  in  the  proportion  of  food  stores,  a  business  type  which  has 
been  reduced  in  number  over  time,  and  in  clothing  stores,  which  are  high  order 
stores  with  a  preference  for  centrality.  The  proportion  of  financial  institu¬ 
tions  increases.  Deterioration  rates  are  lower  for  the  newer  areas,  but  high 
again  in  the  future  ring  with  its  older  outlying  centres.  At  this  gross  level 
of  measurement  vacancy  rates  do  not  vary  much  across  the  study  area. 
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TABLE  12 


BUSINESS 

TYPES 

BY  ZONES 

(1964) 

Zone 

Name 

Total 
Estab . 

Food 

Auto 

General 

Clothes 

Household 

I. 

Central 

2588 

271 

87 

135 

189 

157 

II. 

West  End 

3572 

553 

195 

203 

404 

266 

III. 

East  End 

3101 

389 

187 

247 

279 

231 

IV. 

Uptown 

3178 

269 

84 

172 

258 

180 

V. 

Lakeshore 

733 

69 

47 

56 

58 

56 

VI. 

Northwest 

1913 

235 

111 

173 

195 

127 

VII. 

Scarboro  S. 

1102 

101 

51 

171 

69 

67 

VIII. 

Etobicoke 

1327 

111 

46 

140 

117 

78 

IX. 

N.  York 

1787 

199 

82 

166 

130 

108 

X. 

Bayview 

725 

58 

23 

55 

800 

45 

XI. 

Scarboro  N. 

788 

69 

39 

90 

70 

42 

XII. 

Far  West 

934 

74 

34 

140 

68 

58 

XIII. 

Far  North 

626 

53 

20 

112 

40 

56 

XIV. 

Far  East 

202 

21 

8 

31 

11 

23 

TOTAL 

22576 

2472 

1014 

1891 

1968 

1494 

Pre-war 

(I,  II, 

HI,  iv) 

12439 

11.9% 

4.4  % 

6.1% 

9.1% 

6.7% 

Post-war 

(V,  VI, 

VII) 

3748 

10.8% 

5.6% 

10.7% 

8.6% 

6.7% 

Present 

(VIII,  IX, 

X,  XI) 

4627 

9.4% 

4.1% 

9.7  % 

8.6% 

6.1% 

Future 

(XII,  XIII, 
XIV) 

1762 

8.4% 

3.5% 

16.0% 

6.8% 

7.8% 

TOTAL 

22576 

11.0% 

4.5% 

8.4% 

8.7  % 

6.6% 
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TABLE  12 — Continued 


Other 

Finance 

Comm  • 
Services 

Business 

Services 

Pers . 
Services 

Misc . 

Vacancy 

Deteriorated 

215 

88 

588 

90 

670 

101 

208 

156 

381 

160 

344 

67 

927 

66 

306 

80 

334 

147 

304 

64 

859 

65 

208 

57 

331 

398 

373 

308 

691 

121 

183 

9 

56 

52 

76 

24 

232 

15 

44 

0 

208 

113 

193 

47 

491 

39 

124 

29 

108 

68 

118 

15 

313 

16 

76 

4 

145 

115 

165 

51 

330 

27 

69 

0 

153 

162 

230 

84 

436 

27 

127 

8 

96 

80 

92 

30 

154 

6 

57 

1 

69 

71 

109 

31 

190 

12 

42 

0 

92 

91 

96 

38 

223 

16 

69 

1 

60 

63 

56 

10 

140 

10 

26 

10 

18 

16 

20 

4 

47 

3 

14 

0 

2266 

1624 

2764 

871 

5703 

524 

1545 

355 

10.1% 

6.4% 

12.9% 

4.2  % 

25.3% 

2.8% 

6.78% 

2.42% 

9.9% 

7.2% 

10.3% 

2.3% 

27.6% 

1.9% 

6 . 11% 

0.87% 

10.0% 

9.2% 

12.9% 

4.2% 

24.0% 

1.6% 

5.83% 

0.19% 

9.6% 

9.5% 

9.8% 

3.4% 

23.2% 

1.6% 

5.82% 

0.62% 

10.1% 

7.2% 

12.3% 

3.9% 

25.2% 

2.3% 

6.40% 

1.57% 

CHAPTER  III 


BLIGHT 

The  complex  commercial  structure  detailed  In  the  last  chapter  has 
evolved  through  time  to  meet  the  needs  of  the  metropolitan  population.  A  major 
hypothesis  of  this  study  is  that  there  is  a  strong  interrelation  between  the 
retail  and  service  facilities  and  the  consumers.  As  a  result,  a  period  of 
rapid  change  in  the  urban  population  creates  stress  and  imbalance  in  the  com¬ 
mercial  structure,  leading  to  blight. 

The  Distribution  and  Characteristics  of  Consumers 

Chapter  I  gave  some  hint  of  the  rapid  growth  in  numbers  (from  1,100,000 
to  1,600,000  in  Metro  in  the  period  1951-1961,  an  annual  increase  of  3.8  per 
cent),  but  there  has  been  great  qualitative  change  as  well.  The  earnings  of  a 
wage-earner  family  head  have  increased  from  $2653  (median)  to  $4746  (average);1 
the  number  of  automobiles  per  1000  from  22.1  per  cent  to  31.6  per  cent;  and  the 
proportion  of  non-British  origin  from  27.3  per  cent  to  40.7  per  cent  of  the 
Metro  Toronto  population.  These  net  changes  for  the  area  as  a  whole  mask  much 
more  complex  alterations  in  the  spatial  patterns  of  these  characteristics 
throughout  the  metropolitan  area.  For  instance.  Figure  9,  which  shows  popula¬ 
tion  change  by  census  tract,  indicates  considerable  areas  of  declining  popula¬ 
tion  despite  the  overall  pattern  of  growth. 

The  Special  Census  Analysis 

A  valuable  tool  in  describing  consumer  distribution  is  the  technique  of 
factor  analysis.  During  the  same  period  as  the  commercial  study  the 
Metropolitan  Toronto  Urban  Renewal  Study  commissioned  a  special  census  analysis 
in  which  the  available  census  data  for  the  metropolitan  area  were  factor 
analyzed  to  provide  information  about  the  socio-economic  characteristics  of 


Unfortunately ,  the  only  detailed  source  of  information  about  income, 
the  census,  changed  from  a  median  to  an  average  measurement  during  the  decade. 
When  the  median  is  obtained  by  interpolation  from  tables  of  income  groups 
(Census  of  Canada,  1961,  Table  4-1-6,  F-l  and  F-8)  it  runs  about  75  per  cent  of 
the  average.  Using  this  ratio  the  median  income  has  increased  from  $2650  to 
$3550,  an  annual  change  of  3.0  per  cent.  If  the  cost  of  living  increase  of  1.3 
per  cent  is  deducted,  the  annual  change  in  real  income  is  approximately  1.7  per 
cent.  This  income  includes  only  wage  and  salary  income  which  is  augmented  by 
welfare  payments  in  the  poorer  areas  and  investment  income  in  the  wealthier 
districts . 
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blight.  The  results,  which  summarize  the  information  of  75  different  variables 
within  six  or  seven  factors,  describe  the  Metropolitan  population  very  effi¬ 
ciently.  1 

The  forms  of  blight  identified  in  Chapter  I  result  in  varying  degrees 
from  the  interaction  of  the  two  distributions,  commercial  facilities,  and  con¬ 
sumer  characteristics. 


Physical  Blight 

Deteriorated  Buildings 

The  most  direct  measure  of  physical  blight  is  the  distribution  of  dete¬ 
riorated  commercial  buildings.  This  definition  conforms  to  that  used  in  the 
other  surveys  by  the  Metropolitan  Toronto  Urban  Renewal  Study  Group,  based  on 
the  standard  Dominion  Bureau  of  Statistics  definition  used  in  the  census.  Only 
structural  deterioration  is  considered,  defined  as  faults  which  would  require 
major  alteration  to  correct,  such  as  sagging  roofs,  walls  out  of  plumb, 
crumbling  brick  work,  rotten  foundations,  etc.  Figures  10  and  11  show  the 
distribution  of  deteriorated  commercial  establishments  and  the  percentage  of 
deterioration  by  census  tract.  Physical  blight  is  highly  concentrated  (see 
histogram)  in  the  old  core  of  the  city  and  along  the  older  arterial  roads 
leading  out  of  the  city  (Highway  No.  2  East  and  West  and  Weston  Road)  where 
there  has  been  a  long  history  of  commercial  development  in  small  crossroads 
centres.  A  comparison  with  Figure  3  shows  the  importance  of  these  early  centres 
as  sources  of  deteriorated  buildings.  The  major  exception  to  this  pattern  is 
Yonge  Street  where  continued  renewal  by  the  private  sector  in  a  high  income  area 
has  eliminated  most  of  the  evidence  of  the  deterioration  which  might  be 
expected . 

Table  9  revealed  that  throughout  the  study  area  the  unplanned  centres 
averaged  1.0  per  cent  deterioration  compared  to  the  2.4  per  cent  rate  for 
unplanned  ribbons,  while  planned  centres  are  still  too  new  to  be  subject  to 


1  Since  the  factor  analysis  results  are  used  in  the  analysis  to  follow 
they  are  found  in  Appendix  D.  For  more  detailed  discussions  consult  Brian  J.  L. 
Berry  and  Robert  Murdie,  Report  on  the  Special  Census  Analysis  for  the 
Metropolitan  Toronto  Urban  Renewal  Study,  Toronto,  1965.  The  most  complete  dis¬ 
cussion  will  be  the  book  by  Robert  Murdiewhich  will  appear  in  the  University  of 
Chicago  Research  Series.  Factor  analysis  has  been  used  to  explain  retail 
patterns  in  Berry  and  Tennant,  Metropolitan  Planning  Guidelines:  Commercial 
Structure ,  Appendix  A,  where  its  use  in  urban  socio-economic  analysis  is 
reviewed  in  some  detail.  See  also  T.  R.  Anderson  and  J.  E.  Egeland,  "Spatial 
Aspects  of  Social  Area  Analysis,"  American  Sociological  Review,  XXVI  (1961) 
pp.  392-398;  and  Brian  J.  L.  Berry,  "Cities  as  Systems  within  Systems  of  Cities',' 
Papers  and  Proceedings  of  the  Regional  Science  Association,  XI  (1963)  ,  forth¬ 
coming  . 
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these  structural  defects.  Although  the  deterioration  rates  appear  low, 

twenty-two  census  tracts  and  two  centres  (Queen-Bathurst ,  Queen-Landsdowne) 

have  more  than  8  per  cent  of  their  buildings  in  this  condition.  Generally 

speaking,  the  deterioration  of  individual  centres  does  not  differ  greatly  from 

the  immediately  surrounding  ribbon  except  for  three  centres  (Weston, 

Yonge-Castlef ord ,  Queen-Lee)  which  were  early  commercial  areas. 

Relationship  to 
Other  Forms  of  Blight 

Physical  blight  is  due  primarily  to  the  age  of  the  structure,  but  it 
may  also  result  from  poor  original  construction,  such  as  is  found  in  lower 
income  areas,  or  poor  maintenance.  This  last  factor  relates  physical  blight  to 
economic,  functional,  and  frictional  blight,  all  of  which  reduce  the  store 
income  and  forestall  investment  in  repairs,  and  may  also  be  expected  to  result 
in  commercial  vacancies.  However  the  map  of  vacant  stores  (Figures  12  and  13) 
indicates  that  the  gross  patterns  of  occurrence  of  vacancies  and  deteriorated 
buildings  are  quite  independent.1  Vacancies  are  much  more  widely  dispersed, 
reaching  all  portions  of  the  planning  area,  with  50  tracts  greater  than  9  per 
cent  vacant  (compared  to  the  study  area  vacancy  rate  of  6.5  per  cent). 

Although  there  is  an  overall  concentration  of  both  vacancy  and  deterioration 
rates  in  Zones  I,  II,  and  III,  the  correlation  between  the  two  variables  for 
census  tracts  in  Zone  I  is  only  0.37,  not  significant  at  the  0.95  (one-tail) 
level.  Table  2  also  indicates  that  high  deteriorations  do  not  necessarily  lead 
to  high  vacancy  rates  or  vice  versa.  However,  a  relationship  exists  at  the 
level  of  the  individual  establishment  where  25  per  cent  of  the  total  of  365 
deteriorated  buildings  are  vacant,  suggesting  that  the  economic  selection  pro¬ 
cess  tends  to  eliminate  physically  inadequate  facilities  from  the  market  for 
retail  space.  Where  better  structures  are  available  businesses  will  move  to 
them,  abandoning  the  deteriorated  buildings. 

Economic  Blight 

Commercial  vacancies  indicate  a  surplus  of  commercial  space,  an  imbal¬ 
ance  in  the  supply  and  demand  for  retail  and  service  facilities.  A  certain 
amount  of  vacancies,  perhaps  3  or  4  per  cent,  result  from  the  turnover  of 


^he  definition  of  vacancy  is  complicated  by  the  existence  of  new  con¬ 
struction,  i.e.,  buildings  vacant  because  they  are  still  being  completed.  The 
line  is  drawn  between  those  new  buildings  which  are  ready  and  those  which  are 
not  ready  for  occupancy.  In  some  cases  such  as  Yorkdale,  however,  stores  with 
incomplete  interiors  are  listed  as  vacant,  since  the  centre  is  almost  complete 
and  is  functioning. 
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commercial  facilities,  but  beyond  that  the  vacancies  resulting  from  insufficient 
demand  may  be  termed  economic  blight.  Vacant  stores  are  widely  spread  across 
the  study  area. 

The  Outer  Fringe 

Towards  the  outskirts  of  the  city  the  sparseness  of  commercial  devel¬ 
opment,  together  with  a  trend  to  planned  centres  which  are  built  as  units, 
creates  unevenness  in  the  distribution  of  commercial  establishments.  There  are 
also  temporary  imbalances  between  commercial  and  residential  construction.  The 
result  is  a  wide  disparity  in  vacancy  rates — from  0.0  per  cent  to  over  12  per 
cent — which  will  disappear  given  sufficient  time  for  adjustment,  since  Table  12 
shows  that  the  overall  vacancy  rate  is  low  in  this  part  of  the  study  area. 

The  Inner  City 

Much  more  serious  are  the  cores  of  high  vacancies  in  the  older  sections 
of  the  city:  an  area  east  and  west  of  the  central  business  district;  another 
out  Weston  Road  south  of  Weston;  and  small  problem  areas  in  Etobicoke  on  Bloor 
and  at  Long  Branch.  Throughout  these  older  areas  there  is  a  great  diversity  in 
vacancy  rates  within  zones  and  among  clusters  of  stores  in  adjacent  tracts 
which  may  reflect  local  variations  in  population  growth,  the  introduction  of 
new  competitors,  or  perhaps  the  functional  specialization  of  the  various  com¬ 
mercial  aggregations,  since  some  types  of  business  have  been  more  seriously 
affected  by  technological  change  than  others.  A  sharp  contrast  to  these  areas 
is  the  zone  of  very  low  vacancy  rates  on  Yonge  north  where  population  and 
incomes  have  been  steadily  rising.  Vacancy  rates  in  unplanned  centres  are  con¬ 
sistently  lower  than  the  surrounding  ribbons  although  there  is  no  indication 
that  the  centres  have  any  detrimental  effect  on  the  latter. 

The  Relationship  Between  Retail  Facilities 

and  Consumer  Characteristics 

To  evaluate  the  demand  and  supply  imbalance,  the  relationship  between 
consumer  requirements  and  retail  facilities  must  be  precisely  defined.  Using 
the  zones  of  analysis  as  measurement  units,  a  series  of  regression  equations 
was  developed  treating  the  various  retail  characteristics  as  dependent  vari- 
bles  to  be  predicted  by  the  population  characteristics.  The  variables  used  and 
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the  regression  equations  are  listed  in  Appendix  E,  but  the  highlights  of  these 

relationships  are  listed  here.* 1 II III IV V VI VII 

Explanation  by 
the  Factor  Scores 

The  measure  of  retail  activity  is  the  number  of  establishments  in  the 
various  functional  categories  as  ascertained  in  the  field  study  (field  survey 
sheet,  Appendix  A)  for  each  zone.  These  measures  were  related  to  the  popula¬ 
tion,  income  level,  and  the  average  score  of  the  zone  first  on  the  three 
leading  factors  and  then  on  the  seven  leading  factors  derived  from  the  1961 
census  analysis  (Appendix  D) .  Thus  there  are  four  sets  of  equations  of 
increasing  complexity  which  give  increasing  amounts  of  information: 


(1) 

Retail  Variable  =  f (population) 

(2) 

=  f (population , 

income) 

(3) 

=  f (population , 

I,  II,  HI) 

(4) 

=  f (population, 

I,  II,  III,  IV,  V,  VI,  VII) 

Eighty-three  per  cent  of  the  total  variation  in  the  total  number  of  establish¬ 
ments  is  explained  by  population  as  shown  in  Table  13.  However,  this  variable 
alone  is  not  sufficient  to  explain  the  spatial  distribution  of  particular 
types  of  commercial  activity.  Finance,  community  and  business  services,  and 
miscellaneous  establishments  are  only  slightly  responsive  to  population  vari¬ 
ation.  These  specialized  uses  cluster  together  to  serve  certain  sectors  of  the 
population  over  a  large  part  of  the  metropolitan  area.  For  these  uses,  the 
factor  scores  of  consumer  characteristics  greatly  increase  prediction.  Part  of 
this  increase  is  the  effect  of  a  large  number  of  explanatory  variables  in  a 
system  with  a  small  number  of  observations,  but  sufficient  meaningful  relation¬ 
ships  exist  to  prove  the  worth  of  these  independent  variables.  Table  14  indi¬ 
cates  that  all  factors  contribute  to  the  explanation,  although  factors  I 
through  III  do  the  bulk  of  the  work.  The  aggregation  into  observation  units 
larger  than  those  used  in  the  factor  analysis  introduces  a  certain  amount  of 
intercorrelation  between  the  factor  scores,  but  not  above  the  0.5  level. 


^he  factors  are  identified  as: 

I  Low  socio-economic  level 

II  Suburban  family 

III  Good  household  amenities 

IV  Anglo-Saxon  Protestant 

V  Residential  stability 

VI  Central  European 

VII  Boarding  house 


(3) 


(4) 


EXPLANATION  BY  DIFFERENT  VARIABLES  (r2) 
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Effect  of  Specific  Factors. — There  are  two  alternative  explanations  for 
these  relationships.  First,  direct  causal  links  exist  between  certain  types  of 
stores  and  certain  population  characteristics  which  affect  demand.  It  can  be 
shown  that  the  mix  of  goods  purchased  by  a  family  varies  with  family  size, 
family  income,  and  family  age.1  On  the  other  hand,  spatial  relationships 
emerge  because  of  similar  location  requirements,  although  there  may  be  no  direct 
consumer-store  relationships.  For  instance,  the  data  indicate  that  there  may  be 
direct  links  between  the  location  of  the  business  and  the  residence  of  the  owner 
or  manager  rather  than  the  customers.  Other  evidence  leading  to  this  hypothesis 
emerges  from  Zimmer's  work  on  store  relocation  which  indicates  that,  first,  the 
process  of  business  location  is  not  particularly  rational  in  the  sense  of  opti¬ 
mizing  access  to  customers;  second,  the  social  characteristics  of  entrepreneurs 
vary  consistently  by  business  type;  and  third,  there  is  a  tendency  for  store 
relocations  to  take  place  towards  the  owner’s  residence.2 

Detailed  examination  of  the  effect  of  the  various  factors  shows  that 
food,  automobile,  and  personal  service  activities  are  proportionately  greater 
in  low  income  areas;  shopping  goods  and  financial,  business,  and  commercial 
services  are  especially  concentrated  in  wealthier  districts.  Nearly  all  kinds 
of  stores  are  negatively  related  to  the  family  structure  factor  which  is,  in 
turn,  negatively  related  to  the  population  of  zones.  The  latter  relation 
results  from  the  smaller  population  of  the  suburban  zones  as  they  have  been  de¬ 
fined  for  this  study.  The  former  correlation  indicates  that  the  retail 
structure  is  more  highly  concentrated  than  the  distribution  of  consumers.  The 
suburbs  have  a  less  than  proportionate  share  of  the  total  number  of  stores. 

The  same  sort  of  coincidence  creates  the  high  negative  relation  of  stores  and 
factor  three.  The  area  of  poor  housing  in  the  older  part  of  the  city  is  an  area 
of  commercial  concentration,  particularly  specialized  functional  areas — profes¬ 
sional,  business  services,  Kensington  Market,  and  furniture.  Column  four 
indicates  that  concentrations  of  financial  and  business  service  activities  are 
found  in  the  Anglo-Saxon  Protestant  areas,  and  clothing  and  other  retailing  in 
the  Jewish-Polish  districts  which  are  at  the  other  end  of  the  scale.  Factor 
five,  residential  stability,  has  the  same  pattern  as  automobile,  clothing, 


Simmons,  The  Changing  Pattern  of  Retail  Locations,  Chapter  V. 

2 Basil  G.  Zimmer,  Rebuilding  Cities,  The  Effects  of  Displacement  and 
Relocation  on  Small  Business  (Chicago:  Quadrangle  Books,  1964),  Chapters  III, 
IV,  and  V. 
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furniture,  and  other  retailing  groups  and  is  negatively  linked  to  financial, 
community,  and  business  services.  Concentration  of  Central  European  populations 
(VI)  correlates  with  food,  clothing,  and  personal  service  groups;  and  factor 
seven  is  associated  with  the  automobile,  clothing,  and  other  retail  groups. 

The  Business  Centres 

Similarly,  regression  relationships  may  be  established  for  the  centres, 
and  since  they  are  meaningful  integrated  commercial  aggregations,  relationships 
between  retail  characteristics  of  centres  may  be  examined  as  well.  The  equa¬ 
tions  below  relate  business  types  and  establishments  in  centres:1 

Unplanned  Centres 

(4.1)  Ground  Floor 

Log  Est.  =  1.51  +  0.0115  BT  (r2  =  0.71) 

(0.0014) 


(4.2)  Upper  Floor 

Log  Est.  =  0.698  +  0.0537  BT  (r2  =  0.80) 

(0.0051) 


Planned  Centres 

(4.3)  Ground  Floor 


Log  Est  =  1.10  +  0.0165  BT 

(0.0013) 


(4.4)  Upper  Floor 


Log  Est  =  0.165  +  0.1095  BT 

(0.0123) 


(r2  =  0.90) 


(r2  =  0.82) 


These  equations  reveal  that  there  is  considerable  regularity  in  centre  charac¬ 
teristics:  unplanned  centres  have  more  establishments  than  planned  centres; 
and  the  number  of  upper  floor  establishments  in  either  centre  type  rises  more 
rapidly  as  the  number  of  business  types  increase  than  do  the  ground  floor 
establishments.  In  addition,  the  correlation  matrices  (Table  15)  indicate  that 
for  both  kinds  of  centres  vacancy  rates  are  independent  of  scale;  and  the  degree 


^hese  results  may  be  compared  with  the  relationships  derived  for  the 
Chicago  centres  (Simmons,  p.  162  ff.): 

Unplanned  Centres 

Log  Est  =  1.19  +  0.0188  BT 
Planned  Centres 

Log  Est  =  0.80  +  0.0276  BT 

and  the  Chicago  suburban  centres  (Berry  and  Tennant,  Appendix  B) : 

Unplanned  Centres 

Log  Est  =  1.15  +  0.0161  BT 

Despite  the  variations  in  local  conditions  the  relationships  are  quite  con¬ 
sistent  . 


(r2  =  0.83) 
(r2  =  0.91) 


(r2  =  0.96) 


CORRELATION  MATRICES  FOR  CENTRES 
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degree  of  upper  floor  commercial  use  is  completely  unrelated  to  the  amount  of 
ground  floor  activity.  Analysis  of  the  distribution  of  upper  floor  uses  must 
take  into  account  completely  different  requirements  and  uses  from  the  ground 
floor,  higher  order,  stores. 

Short-run  Change 

The  concept  of  economic  blight  depends  on  the  relationships  detailed  in 
the  section  above.  Given  a  strong  interdependence  between  commercial  activity 
and  consumer  characteristics,  a  change  in  the  latter  must  necessarily  affect 
retail  and  service  structure.  The  impact  of  the  changes  within  Toronto  is  seen 
in  Figure  1A  which  shows  the  net  change  in  total  number  of  retail  and  service 
establishments,  1951-1961. 1  Despite  a  general  pattern  of  increase  (A791  stores 
in  Metro  Toronto),  there  are  pockets  of  decline,  and  these,  as  one  might  expect, 
are  related  to  the  pattern  of  vacancy  rates  in  Figure  13. 

The  gross  changes  in  the  amount  of  stores  and  sales  by  zone  may  be 
related  to  shifts  in  population  and  income  using  the  data  of  Table  26,  Appendix 
C  (summarized  in  Table  16) .  Note  first  that  there  is  no  zone  of  serious 
depopulation,  at  least  at  the  scale  of  our  units  of  observation.  Zones  I,  II, 
and  III  are  reasonably  stable  and  the  rest  increase  at  from  1  per  cent  to  28 
per  cent  per  annum.  Second,  although  the  measures  of  income  used  indicate  a 
mean  annual  per  cent  increase  of  5.7  per  cent  for  Metro,  part  of  the  increase 
is  due  to  the  shift  from  a  median  to  an  average  measure  and  another  part 
results  from  the  increased  cost  of  living.  The  increase  in  real  income  is 
about  1.7  per  cent.  There  is  relatively  little  variation  among  zones. 

Two  sets  of  equations  are  derived,  relating  changes  in  stores  (AE) , 
sales  (AS),  population  (AP)  and  sales  (AS).  First,  using  absolute  numbers: 

(A. 5)  AE  =  121.0  +  0.00A10  AP  +  0.05201  AI  (r2  =  0.68) 

(0.00152)  (0.07928) 

(A. 6)  AS (000 ' S)  =  61800  +  0.5A5A  AP  -  2.5980  AI  (r2  =  0.A1) 

(0.2875)  (15.032) 


1  Changes  in  the  Dominion  Bureau  of  Statistics'  retail  and  service  cate¬ 

gories  make  it  difficult  to  use  any  finer  groupings. 
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MEAN  ANNUAL  PER  CENT  CHANGE  BY  ZONE 
(1951-1961) 
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Converting  these  changes  to  annual  per  cent  increase  (the  geometric  mean)  much 
more  useful  relationships  are  obtained.* 1 

(4.7)  i  =  0.673  +  0.934  i  +  0.036  i.  (r2  =  0.96) 

6  (0.130)  P  (0.802)  1 

i  =  -3.04  +  0.376  i  +  2.25  i.  (r2  =  0.67) 

S  (0.344)  p  (2.13)  1 

In  either  form,  the  prediction  of  sales  is  poorer  than  that  of  stores.  Equation 
4.7  may  be  interpreted  as  a  tendency  toward  a  slight  increase  in  the  number  of 
stores  in  a  given  area,  modified  by  an  almost  one-to-one  relationship  with  popu¬ 
lation  change,  and  unaffected  by  income  change. 

Sales,  on  the  other  hand,  tend  to  decline  unless  bolstered  by  increase 
in  population  and  income  within  the  zone.  The  rate  of  decline  in  sales  in¬ 
creases  (from  -3.0  per  cent  to  -4.3  per  cent)  if  the  effect  of  inflation  is  con¬ 
sidered.  However,  a  zone  which  undergoes  no  population  change  and  increases  its 
income  level  by  the  metropolitan  average  rate  of  5.7  per  cent  will  show  an 
annual  increase  in  sales  of  8.5  per  cent. 

Further  insights  are  obtained  by  examination  of  the  residuals  from  the 
regressions  provided  in  Table  16.  The  definite  pattern  which  emerges  indicates 
that  our  equation  is  inadequate  to  provide  full  explanation  of  the  change.  For 
both  stores  and  sales  there  is  underprediction  for  the  Central  Zone,  overpre¬ 
diction  for  Zones  II  to  VI,  and  underprediction  for  the  rest  except  Zone  XI. 

The  equilibrium  pattern  for  the  area  as  a  whole  has  changed,  and  although  Zone  I 
continues  to  attract  specialized  commercial  activities  despite  its  stability  of 
population,  there  has  been  a  general  transfer  of  retail  activity  from  the  older 
parts  of  the  city  to  the  newer  suburbs  at  a  rate  more  than  proportional  to  their 


^gain  the  regression  equations  may  be  compared  to  the  Chicago  results 
for  similar  units  of  analysis  (Simmons,  p.  69ff). 

i  =  -5.87  +  0.978  i  +  0.864  i.  (r2  =  0.93) 

6  (0.160)  P  (0.298)  1 

i  =  -4.63  +  1.513  i  +  1.555  i.  (r2  =  0.90) 

S  (0.325)  P  (0.599)  1 

The  Chicago  analysis  was  restricted  to  the  older  parts  of  the  city  and  included 
retail  establishments  only.  The  latter  effect  accounts  for  the  difference  in 
the  value  of  the  intercepts  in  the  first  equation.  The  effect  of  population 
change  is  the  same,  however,  although  the  Toronto  results  showed  income  shifts 
to  be  much  less  important.  In  the  sales  equation,  the  intercepts  are  both 
strongly  negative  although  the  relative  effects  of  population  and  income  are 
different.  In  Toronto,  stress  is  introduced  by  rapid  growth;  in  Chicago,  by 
the  movement  of  low- income  groups . 
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growth.  Zone  XI,  the  exception,  still  depends  on  nearby  zones.  Taking  equa¬ 
tions  A. 7  and  A. 8  together,  there  is  a  general  pattern  of  declining  sales 
which  has  been  more  than  offset  by  the  increasing  incomes  throughout  the  city. 
The  increase  in  income  has  bolstered  sales  sufficiently  to  maintain  the  number 
of  stores  in  areas  of  stable  population  despite  the  long-run  trend  to  greater 
sales  per  store. 

Since  no  zone  has  suffered  a  net  decline  in  either  stores  or  sales  or 
has  undergone  serious  depletion  of  population  or  income,  it  is  difficult  to 
attribute  commercial  vacancies  to  short-run  changes  in  demand.  It  is  possible 
that  smaller  observational  units  might  show  declines  in  potential  sales  which 
could  lead  to  losses  of  stores  and  sales.  Certainly  such  units  would  show 
higher  vacancy  rates.  However,  for  the  zones  used  in  this  analysis,  the  most 
important  effect  is  the  long-run  shift  in  supply  conditions  which  leads  to  out¬ 
ward  movement  of  retail  facilities.  As  disproportions  ely  greater  commercial 
growth  takes  place  in  the  newer  zones,  less  than  proportionate  increases  take 
place  in  Zones  I,  II,  and  III,  and  areas  which  do  not  attract  new  investment 
are  particularly  vulnerable  to  obsolescence. 

Functional  Blight 

The  effect  of  the  shifts  in  parameters  mentioned  above  is  really  a  type 
of  functional  blight,  or  obsolescence.1  This  form  of  blight  includes  a  number 
of  long-run  trends  operating  throughout  the  study  area  at  various  levels  of  the 
commercial  structure.  Better  highway  access  and  increased  automobile  ownership, 
improving  the  mobility  of  the  consumer,  are  shifting  the  balance  among  the  major 
elements  of  the  structure.  The  universal  concern  for  the  central  business  dis¬ 
trict  is  evidence  of  this  trend.  The  increased  mobility  coupled  with  techno¬ 
logical  innovation  introduces  economies  of  scale,  changing  the  relationships 
between  sales,  stores,  and  population.  For  instance,  a  new  supermarket  in  an 
older  area  may  replace  half  a  dozen  comer  groceries.  There  are  also  funda¬ 
mental  changes  in  the  nature  of  consumer  demand,  as  indicated  in  the  Special 
Census  Analysis  (Appendix  D) .  The  age  structure  is  different,  incomes  higher, 
and  ethnic  origin  more  varied.  Consumer  preference  changes  over  time:  people 
buy  different  goods  and  require  different  merchandising  techniques  and  ser¬ 
vices.  The  locations  of  many  stores  are  obsolete,  too.  The  accessibility  of 


^ans  Blumenfeld  develops  this  theme  of  obsolescence  in  his  paper 
"Obsolescence  and  Renewal  in  Canadian  Cities,"  mimeo  (Toronto,  196A) . 
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store  to  pedestrian  traffic  becomes  congestion  in  the  eyes  of  the  customer  in 
an  automobile.  Their  clientele  becomes  more  widely  dispersed.  New  through 
streets  and  expressways  pass  them  by.  Above  all  they  lack  the  parking  space 
which  new  shopping  plazas  and  ribbon  stores  supply  so  freely. 

These  various  forms  of  obsolescence  put  older  stores  in  a  difficult 
competitive  position.  In  economic  terms,  the  advantages  of  ready-made  build¬ 
ings  and  organizations  are  no  longer  sufficient  to  compete  with  economies  of 
scale  and  the  attractions  of  access  and  parking.  In  an  area  of  stable  popu¬ 
lation  and  income  the  introduction  of  new  stores,  putting  old  ones  out  of 
business,  may  create  a  high  vacancy  rate  without  changing  the  total  number  of 
stores  or  sales.  It  is  difficult  to  anticipate  precisely  the  areas  affected  by 
these  forms  of  blight,  but  we  can  examine  the  degree  to  which  these  changes  are 
taking  place  throughout  the  metropolitan  area. 

The  Changing  Way  of  Life 

Table  17  examines  long-run  trends  in  these  influential  variables. 
Especially  important  are  the  increased  mobility  and  the  greater  spending  power 
of  the  consumer  whose  real  wages  have  increased  by  AO  per  cent  between  1951  and 
1961.  The  best  evidence  of  the  change  in  mobility  comes  from  another  study  in 
Chicago  which  examined  the  shopping  patterns  of  suburban  housewives  over  time 
and  concluded,  "The  consumer  is  no  longer  locked  into  one  or  two  locations  but 
by  virtue  of  the  automobile  is  free  to  visit  a  multiplicity  of  outlets."1 
Stores  are  dealing  with  a  much  larger  trade  area  and  customers  are  dealing  with 
a  whole  range  of  centres.  The  income  increase  shifts  the  mix  of  goods  which 
the  customer  will  buy  toward  transportation,  recreation  and  clothing  purchases.2 
Retailing  technology  is  also  changing:  the  population  served  and  the  amount  of 
sales  per  store  is  increasing  rapidly  as  customer  mobility  makes  economies  of 
scale  more  attractive. 

Figure  15  shows  the  changing  demographic  structure  of  Toronto  between 
1951  and  1961.  Although  the  city's  total  population  has  not  changed  appre¬ 
ciably  it  has  increased  the  number  of  children  and  aged,  while  declining  for 
ages  between  15  and  70.  Old  people  increase  medical  services  expenditures; 

Chicago  Tribune,  How  Chicago  Shops:  The  Changing  Retail  Market 
(Chicago,  1964),  p.  1.  Their  evidence  indicates  that  the  number  of  centres 
regularly  visited  by  a  customer  has  risen  sharply  within  the  last  ten  years. 

2The  effects  of  age,  income  and  family  size  are  discussed  more  fully  in 
Simmons,  The  Changing  Pattern  of  Retail  Location,  pp.  76,  77. 
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TABLE  17 

THE  CHANGING  WAY  OF  LIFE 


Consumer ' s 


Auto- 


Metropolitan  Toronto 


Weekly  Price 
Index  Wages^ 
and  Salaries 

Wage 

Index 

mobiles 
per  10(j0 
People 

Population 

Stores  (ooo's) 

Sales/ 

Store 

1931 

67.9 

$ 

814,700 

14,227  446,899 

.  $46,300 

1932 

61.7 

(658,000) 

I 

1933 

58.8 

1934 

59.6 

1935 

59.9 

1936 

61.1 

1937 

63.0 

1938 

63.7 

140 

1939 

63.2 

25.05 

89.9 

144 

1940 

65.7 

26.20 

90.4 

142 

1941 

69.6 

28.07 

91.5 

143 

909,900 

16,311  499,456 

44,100 

1942 

72.9 

29.75 

92.7 

139 

(718,000) 

1943 

74.2 

31.79 

97.4 

135 

1944 

74.6 

32.69 

99.4 

132 

1945 

75.0 

32.66 

99.0 

128 

1946 

77.5 

33.12 

97.1 

136 

1947 

84.8 

37.02 

99.0 

147 

1948 

97.0 

41.00 

96.1 

160 

1949 

100.0 

44.04 

100.0 

188 

1950 

102.9 

46.49 

102.3 

206 

1951 

113.7 

51.68 

103.4 

221 

1,117,500 

15,932  1,405,497 

78,500 

1952 

116.5 

56.65 

110.6 

250 

(1,236,000) 

1953 

115.5 

60.23 

118.6 

255 

1954 

116.2 

62.43 

122.0 

260 

1955 

116.4 

64.54 

125.9 

266 

1956 

118.1 

67.61 

130.0 

274 

1,358,000 

1957 

121.9 

70.88 

131.9 

285 

1958 

125.1 

73.96 

134.2 

290 

1959 

126.5 

76.57 

137.4 

302 

1960 

128.0 

78.98 

139.9 

308 

1961 

129.2 

81.60 

143.3 

315 

1,618,800 

20,723  2,582,531 

96,500 

1962 

130.7 

84.10 

146.2 

318 

(2,000,000) 

Dominion  Bureau  of 

Statistics , 

Canadian  Statistical  Review, 

Histori- 

cal 

Summary 

(1963), 

Table  31. 

bIbid.  Table  25. 

Figures  are 

for  Toronto. 

CWages  corrected  for  cost  of  living,  relative  to  1949  =  100. 

dDraft  Official  Plan  of  the  Metropolitan  Toronto  Planning  Area  (1959)  , 
plate  37 ,  augmented  by  the  Report  on  the  Metropolitan  Toronto  Transportation 
Plan  (1964),  Figure  12. 

0 

Dominion  Bureau  of  Statistics,  Census  of  Canada. 

^ Sales  corrected  to  1949  dollars. 
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large  families  spend  disproportionate  amounts  on  food  and  clothing.  For  Metro 
as  a  whole  there  is  an  especially  high  growth  rate  in  the  age  groups  under  15 
and  24-44,  the  young  families  who  will  spend  money  on  food,  clothes,  and  ser¬ 
vices  rather  than  transportation,  furniture,  or  housing. 

Changing  Parameters 

The  impact  on  the  commercial  structure  of  these  changes  in  the  way-of- 
life  of  the  average  Torontonian  is  considerable.  In  an  earlier  section  we 
examined  the  consumer-retail  facilities  relationship  in  a  dynamic  sense,  seek¬ 
ing  the  effect  of  shifts  of  population  and  income  on  stores  and  sales,  and 
found  that  short-run  changes  were  of  less  importance  than  the  trend  toward 
suburbanization  of  commercial  facilities.  Long-run  changes  such  as  these  may 
also  be  examined  by  comparing  the  system  as  it  appeared  at  two  different  points 
in  time.  Using  census  data,  the  1951  commercial  structure  may  be  related  to 
the  consumer  characteristics  just  as  was  done  for  the  1961  data:1 


(4.8) 

1951 

E 

=  1341  +  0.01328  P  -  0.4966  I 
(0.00110)  (0.1943) 

(r2  =  0.96) 

(4.9) 

S 

(000's)  =  29270  +  0.8348  P  -  10.80  I 

(0.0582)  (10.30) 

(r2  =  0.97) 

(4.10) 

S 

(000's)  =  9700  +  58.2  E 

(r2  =  0.95) 

(4.11) 

1961 

E 

=  1190  +  0.01329  P  -  0.3080  I 
(0.00154)  (0.0940) 

/ - V 

CTi 

OO 

. 

o 

II 

CM 

l-i 

n — ■ 

(4.12) 

S 

(000's)  =  24150  +  1.059  P  -  4.033  I 

(0.149)  (9.069) 

/-N 

CM 

OO 

o 

II 

CM 

U 

V-/ 

(4.13) 

S 

(000's)  =  39700  +  69.5  E 

(r2  =  0.84) 

The  income  factor  is  negative  in  each  case  and  of  little  significance  in  pre¬ 
dicting  sales.  In  the  over-all  commercial  structure  there  is  a  high  concentra¬ 
tion  of  activity  in  older  low-income  areas  near  downtown  which  outweigh  the 
negative  effect  of  lower  purchasing  power  in  these  areas.  This  effect  is  more 
significant  for  stores  than  for  sales,  since  there  are  many  small  establishments 


^he  comparable  equations  for  Chicago  (Simmons,  p.  72): 

1948  E  =  1492  +  0.01043  P  -  13.31  I  (relative  to  100)  (r2  =  0.90) 

(0.00186)  (26.44) 

S  (000's)  =  -  143,300  +  0.849  P  +  1.187  I  (r2  =  0.92) 

(0.072)  (1.030) 

1958  E  =  899  +  0.00733  P  -  4.414  I  (r2  =  0.84) 

(0.00157)  (16.46) 

S  (000 ' s)  =  -  258,300  +  1.078  P  +  2.540  I  (r2  =  0.95) 

(0.108)  (1.130) 


Different  parameters  arise  from  the  two  studies  because  different  measures  were 
used,  but  the  trends  are  the  same. 


in  these  areas.  The  1951  relationships  are  stronger  in  each  case,  perhaps  indi 
eating  a  more  complex  system  in  1961  with  greater  metropolitan-wide  purchasing. 

Functional  blight  results  from  the  changes  in  parameters  in  these  equa¬ 
tions  over  time.  For  instance,  the  relationship  between  stores  and  sales 
indicates  that  the  sales/store  are  increasing,  i.e.,  store  size,  putting 
pressure  on  stores  in  any  area  of  stable  consumer  demand.  On  the  other  hand, 
the  sales  per  person  are  increasing  as  the  over-all  income  level  goes  up.  The 
other  equation,  relating  stores  to  income  and  population,  seems  quite  stable 
with  a  slight  decline  in  the  intercept.  The  decline  in  the  size  of  the  income 
parameter  is  compensated  by  the  increase  as  mean  income  is  substituted  for 
median  income  in  1961. 

The  residuals  from  these  regressions  (Table  18)  indicate  that  the  model 
is  a  bit  rough  for  predictive  purposes,  or  in  other  words,  the  system  is  too 
complex  for  the  model.  There  is  consistent  underprediction  in  the  central  zone 
where  there  is  a  concentration  of  stores  dealing  with  a  metropolitan-wide  trade 
area,  and  overprediction  for  many  of  the  other  zones,  except  for  those  with 
high  incomes — Etobicoke,  Bayview,  and  the  Far  West.  Since  the  independent 
variables  are  related  to  the  urban  structure:  population  of  zone  declines  with 
distance  from  centre,  and  income  level  increases;  shifts  in  the  form  of  the 
relationship  altering  the  effect  of  the  individual  variables  reflect  changes  in 
location  of  establishments  within  the  structure — for  instance,  the  decentraliza 
tion  pattern. 

For  further  information  the  regression  relations  between  stores,  sales, 
and  the  factor  scores  of  consumer  characteristics  may  be  examined.  These  re¬ 
sults  are  not  comparable  since  different  factors  emerged  at  the  two  different 
time  periods,  yet  they  demonstrate  the  continued  relevance  of  the  consumer- 
commercial  relationship:  The  more  complex  model  provides  much  better  predic¬ 
tion  . 
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TABLE  18 

RESIDUALS  FROM  REGRESSION  .  _ 

(J  — 

(Expressed  in  Per  Cent  of  Observed — — ) 


1951 

1961 

Ground 

Floor 

Zone 

Stores3 

„  ,  b 
Sales 

Sales/ 

Store 

c 

Stores 

Sales^ 

Sales/ 

Store 

Vacancy 

Rate 

(1964) 

I 

Central 

18.7 

23.5 

61,900 

28.0 

41.9 

93,100 

7.9 

II 

West  End 

9.1 

-  6.5 

52,700 

7.9 

-  10.3 

66,700 

7.0 

III 

East  End 

-10.9 

-  4.7 

66,200 

-  4.3 

-  5.9 

81,900 

6.5 

IV 

Uptown 

-  6.8 

6.8 

83,300 

16.4 

18.4 

109,600 

3.8 

V 

Lakeshore 

0.2 

9.5 

72,300 

-  2.0 

6.3 

117,000 

5.4 

VI 

Northwest 

-  9.8 

0.4 

66,100 

-18.7 

-  21.6 

79,200 

5.5 

VII 

Scarboro  S. 

-  89.4 

-  71.5 

68,600 

-11.7 

-  8.1 

110,800 

5.5 

VIII 

Etobicoke 

80.2 

10.2 

99,300 

-  4.4 

3.6 

141,100 

3.5 

IX 

N.  York 

-80.3 

-  45.6 

87,600 

-54.8 

-  4.1 

140,100 

6.0 

X 

Bayview 

146.8 

16.9 

85,600 

49.2 

-  14.8 

181,100 

4.1 

XI 

Scarboro  N. 

-122.0 

-125.4 

54,100 

-36.2 

-  31.3 

128,900 

4.4 

XII 

Far  West 

•  ••••• 

•  ••••• 

34.6 

-  0.3 

101,400 

6.4 

XIII 

Far  North 

•  ••••• 

•  ••••• 

-  9.9 

-  19.2 

86,500 

4.2 

XIV 

Far  East 

•  ••••• 

•  ••••• 

-80.5 

-163.0 

68,000 

6.5 

a] 

Establishments 

=  1341  ■ 

f  0.01328  Population  -  0. 
(0.00110)  (0. 

4966  Income  (r2  = 
1943) 

0.96) 

^Sales 

=  29280 

+  0.8348 
(0.0582) 

Population  -  10 
(10 

.80  Income  (r2  = 
.31) 

0.97) 

c. 

Establishments 

=  1190 

+  0.01329 
(0.00154) 

Population  -  0. 

i  (0. 

3080  Income  (r2  = 
0940) 

0.89) 

^Sales 

=  24150 

+  1.059  Population  -  4.033  Income 

(r2  = 

0.83) 

(0.149)  (9.069) 


N 
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Popu¬ 
lation  I  II  III  IV  V 

(4.14)  1951* 1 II III IV V  E  =  30.72  +  0.00312  +  0.4735  +  0.3758  +  1.111  -0.5687  -0.1076 

(0.00047)  (0.3117)  (0.4936)  (0.3206)  (0.4245)  (0.3404) 

(r2  =  0.989) 

(4.15)  S  =  3211  +  0.04782  -21.63  +  47.79  +  20.36  +  0.1842  +  6.923 

(0.00473)  (3.150)  (4.988)  (3.240)  (4.290)  (3.440) 

(r2  =  0.998) 


Popu- 

ulation  I  II  III  IV  V  VI  VII 

(4.16)  1961  E  =  566  +0.00849  +1.58  -2.63  -3.52  -2.84  +3.99  +1.46  +5.64 

(0.00202)  (0.75)  (0.76)  (0.95)  (1.56)  (1.53)  (0.74)  (2.48) 

(r2  =  0.993) 

(4.17)  S  =  13566  +1.039  -197.  -321.  -349.  +98.3  -192  +30.4  -166. 

(0.31)  (115)  (117)  (146)  (240)  (236)  (115)  (382) 

(r2  =  0.969) 


The  patterns  of  explanation  are  complex  and  changing  over  time.  Sales  are  more 
closely  tied  to  the  socio-economic  (I)  and  family  structure  (II)  factors  than 
stores.  The  ethnic  variable  (III)  is  more  effective  in  1951  than  ethnic  fac¬ 
tors  IV  and  VI  in  1961,  when  the  amenity  factor  (III)  is  quite  powerful  instead. 
Shifts  Among  Business  Types 

As  the  consumer  becomes  older  or  wealthier  he  spends  his  money  in 
different  ways,  and  as  new  retailing  techniques  emerge  some  forms  of  retailing 
flourish  while  others  decline.  Even  when  there  is  little  change  in  the  total 
number  of  stores  in  an  area  the  shifts  among  the  business  types  may  create  sur¬ 
pluses  of  certain  kinds  of  facilities.  Table  19  indicates  the  degree  and 
direction  of  change  in  Toronto.  Since  the  city,  as  the  oldest  part  of  the 
metropolitan  area,  reflects  the  greatest  lag  between  retail  and  service  facili¬ 
ties  and  the  consumer's  needs,  it  may  be  assumed  that  this  table  understates 
the  total  change  in  the  system.  Unfortunately,  data  for  the  larger  region  is 
not  available  in  this  detail. 

Despite  the  1.7  per  cent  per  annum  increase  in  real  income  and  the  con¬ 
tinued  growth  of  its  trading  area  population,  the  number  of  establishments  in 
the  city  has  remained  relatively  constant.  Economies  of  scale  which  resulted 


^he  factors  for  1951: 

I  Low  socio-economic  level 

II  Urban  downtown 

III  Non-British  origin 

IV  White-collar  workers 

V  High-mobility,  low-amenity 
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TABLE  19 

CHANGING  NUMBER  OF  ESTABLISHMENTS  BY  BUSINESS  TYPE1 

City  of  Toronto 


1930 

1941 

1951 

1961 

Food 

(3605) 

(3969) 

3388 

(3268) 

Candy 

478 

418 

276 

(254) 

Groceries 

1581 

1414 

1228 

1027 

Meat  and  Fish 

357 

378 

260 

(298) 

Restaurants 

630 

957 

1057 

(1150) 

General 

185 

192 

230 

134 

Variety  Stores 

30 

63 

66 

91 

Automotive 

588 

757 

625 

(701) 

Dealers 

95 

126 

170 

144 

Garages 

105 

105 

63 

(73) 

Service  Stations 

310 

446 

327 

364 

Apparel 

Men's  Wear 

1357 

1601 

1703 

1631 

427 

415 

549 

(504) 

Women's  Wear 

645 

892 

796 

(751) 

Family  Clothing 

95 

109 

86 

153 

Shoes 

190 

185 

210 

253 

Building  Materials  and  Hardware 

345 

313 

367 

(357) 

Lumber 

22 

26 

41 

(40) 

Hardware 

208 

190 

210 

212 

Furniture 

257 

308 

442 

(466) 

Furniture 

57 

74 

104 

165 

Household  Appliances 

129 

132 

227 

(165) 

Second  Hand 

273 

238 

144 

(81) 

Other  Retail 

(2112) 

(2018) 

1810 

(1798) 

Drugs 

398 

443 

448 

346 

Tobacco 

560 

721 

559 

(554) 

Jewellery 

98 

107 

185 

186 

TOTAL  RETAIL 

8725 

9396 

8709 

(8436) 

Per  Cent  of  Total 

72.2 

68.3 

70.0 

64.7 

Amusements 

210 

259 

259 

(256) 

Theatres 

92 

102 

115 

(74) 

Business  Services 

109 

284 

368 

(589) 

Personal  Services 

1714 

2509 

2205 

(2564) 

Beauty  and  Barber 

887 

1210 

879 

1227 

Shoe  Repair 

70 

507 

321 

291 

Repair  Services 

874 

743 

601 

(626) 

Automobile 

244 

280 

313 

(326) 

Undertaking 

62 

62 

48 

39 

Photographers 

82 

112 

110 

153 

Hotels 

40 

127 

46 

46 

70 


TABLE  19 — Continued 


1930 

1941 

1951 

1961 

Miscellaneous 

415 

294 

85 

(363) 

TOTAL  SERVICES 

3356 

4390 

3722 

(4636) 

Per  Cent  of  Total 

27.8 

31.7 

30.0 

35.3 

GRAND  TOTAL 

12,081 

13,786 

12,431 

(13,072) 

^ata  derived  from  Dominion  Bureau  of  Statistics,  Census  of 
Canada ,  1931,  1941,  1951,  and  1961.  Due  to  major  changes  in  the  census 
categories  in  the  period  1951-61,  exact  numbers  of  establishments  in  1961 
under  the  earlier  definitions  required  estimation  techniques,  denoted  by 
the  parentheses  surrounding  the  estimate. 


from  technological  and  economic  achievement  make  it  profitable  to  build  larger 
stores  rather  than  more  stores  (refer  to  Table  17  for  changing  store  size). 
There  is  a  general  trend  toward  increased  numbers  of  service  establishments  and 
slightly  fewer  retail  stores,  the  latter  being  more  suitable  to  scale  econo¬ 
mies.  The  greatest  part  of  the  variation  in  number  of  establishments  derives 
from  the  services,  particularly  personal  services,  which  have  an  uneven  career. 
It  is  difficult  to  predict  these  variations  since  each  business  type  responds 
differently,  depending  on  the  nature  of  its  production  function,  the  relevance 
of  technological  change,  and  the  personal  preferences  of  the  consumer. 

Frictional  Blight 

The  final  aspect  of  blight  to  be  considered  results  from  the  inter¬ 
action  of  different  land  uses.  In  the  next  chapter  we  will  consider  the  impact 
of  commercial  areas  on  other  land  uses;  here  we  define  frictional  blight  as  the 
blighting  of  commercial  facilities  by  other  types  of  land  use.  Considerable 
disagreement  exists  in  the  planning  literature  as  to  whether  a  mixture  of  land 
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uses  is  necessarily  bad,  or  bad  only  under  certain  conditions.*  Evidence  from 
this  study  indicates  that  certain  combinations  of  commercial  and  industrial 
land  use  form  a  very  effective  symbiosis;  for  instance,  service  stations  and 
restaurants  which  serve  factory  workers,  and  the  clothes  stores  and  clothing 
factories  of  the  garment  district.  Yet  quite  often  the  traffic  generated  by 
industrial  and  wholesaling  land  uses,  as  well  as  the  noise  and  general 
unattractiveness  of  these  activities  can  contribute  to  the  blighting  of  com¬ 
mercial  establishments.  Most  of  the  points  raised  in  this  discussion  could 
also  be  applied  to  conflicts  between  different  categories  of  commercial  use. 

In  order  to  explore  the  extent  of  this  problem  Figure  16  was  drafted, 
based  on  the  field  survey.  It  identifies  blocks  within  the  study  area  which 
are  shared  by  a  manufacturing  or  wholesale  land  use  and  at  least  four  commer¬ 
cial  establishments.  The  latter  number  was  chosen  first,  because  the  field 
data  ignored  smaller  aggregations,  and  secondly,  it  seemed  to  focus  on  the  more 
serious  areas  of  conflict,  avoiding  the  restaurant-gas  station  situation  men¬ 
tioned  above. 

Note  that  the  important  areas  of  frictional  blight  are  much  more  concen¬ 
trated  than  the  total  distribution  of  commercial  facilities  (Figure  4) .  The 
worst  area  is  south  and  west  of  College  and  University  extending  to  Queen,  with 
two  other  strips:  one  out  Weston  Road;  the  other  on  Dundas  West.  The  other 
occurrences  are  scattered  widely  throughout  the  metropolitan  area.  Like  the 
maps  of  deteriorated  (Figure  11)  and  vacant  (Figure  13)  stores,  friction  is  most 
intense  in  Zones  I,  II,  and  III  but  there  is  too  much  variation  in  the  patterns 
to  be  able  to  say  they  are  closely  related. 

These  major  areas  of  land  use  friction  may  be  considered  as  symptomatic 
of  problems  in  the  commercial  structure.  A  healthy  commercial  area  can  easily 


*For  instance,  Webster,  Urban  Planning  and  Municipal  Public  Policy,  p. 
148,  "Compatability  in  land  uses  is  also  important.  As  a  general  rule,  a  com¬ 
bination  of  stores  and  residences  is  undesirable.  Such  a  combination  tends  to 
create  parking  problems  and  makes  for  poor  residential  environment,  particularly 
for  children.  However,  the  location  of  apartment  houses  as  a  part  of  such  areas 
may  be  consistent  with  the  planned  use  of  the  district,"  represents  the  one 
point  of  view,  but  increasingly,  the  attitude  is  changing;  see  the  Royal  Archi¬ 
tectural  Institute  of  Canada,  Reflection  on  Zoning  (Ottawa,  1963),  p.  13, 

".  .  .  the  result  of  the  newer  kind  of  zoning  is  that  larger  and  larger  areas  of 
exclusively  residential  environment  has  produced  a  monotony  of  environment  that 
some  people  now  feel  is  as  unacceptable  as  was  the  earlier  mixed  environment. 

We  think  that  the  'residential  environment'  can  be  made  more  attractive  for  all 
residents  by  a  more  discriminate  mixture  of  land  use  and  housing  types"  and  p. 
17,  "We  could  see  no  reason  why  apartments  could  not  be  constructed  over  some  of 
our  new  shopping  centres  and  possibly  at  a  reduced  cost." 
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outbid  other  uses  for  the  location  it  desires.  The  presence  of  manufacturing 
and  wholesalers  in  a  commercial  zone  encourages  functional  blight  by  hampering 
the  adjustment  to  larger  size,  better  parking,  and  a  wider  trade  area;  and 
making  the  rehabilitation  of  these  areas  more  difficult. 


V 


CHAPTER  IV 


RENEWAL 

The  Distribution  of  Blight  in  Toronto 


Throughout  this  study  we  have  identified  four  forms  of  commercial 
blight.  The  distribution  patterns  of  their  respective  symptoms:  deterioration 
(physical) ,  vacancy  rates  (economic  and  functional)  and  mixed  land  use  (fric¬ 
tional)  ,  confirm  the  hypothesis  that  these  blight  forms  stem  from  different 
causes  and  will  require  different  kinds  of  renewal  treatment.  Figure  17  com¬ 
bines  the  distributions  of  these  phenomena  on  one  map  which  reveals  their 
general  independence,  but  shows  some  areas  of  overlap  where  all  forms  of  blight 
must  be  combatted.1  Deterioration  is  concentrated  near  the  Central  Area  on  both 
the  east  and  west  sides  in  the  older  part  of  the  city,  with  extensions  along  the 
early  roads,  particularly  to  the  east,  and  scattered  occurrences  in  older  out¬ 
lying  commercial  areas.  High  vacancy  rates  are  also  found  in  the  older  parts  of 
the  city  with  some  occurrences  in  suburban  areas  where  temporary  over-building 
has  taken  place.  Mixed  land  use  is  related  to  transportation  routes  which  were 
attractive  sites  for  industry  and  wholesaling;  for  example,  Dundas  and  Weston 
Road.  There  is  also  a  large  area  of  frictional  blight  centering  on  Spadina  and 
Queens,  the  garment  manufacturing  and  wholesaling  district. 

Areas  which  suffer  from  the  whole  range  of  commercial  blight  and  hence 
are  particularly  important  for  renewal  are  also  defined  on  the  map: 

Area  One — Queen  and  Spadina,  includes  a  number  of  specialized  activi¬ 
ties:  the  Garment  district,  Kensington  Market,  University- 

oriented  services,  and  antique  stores,  each  of  which  will 
require  special  renewal  consideration. 

Area  Two — The  area  around  Queen  Street  and  Dovercourt  Road  exhibits  all 
forms  of  commercial  blight.  It  is  surrounded  by  a  declining 
residential  population  which  has  problems  of  its  own  as  evi¬ 
denced  by  three  city  urban  renewal  areas  nearby.  Queen  Street 
is  dominated  by  bargain  stores  and  second-hand  stores  but 
there  is  no  real  commercial  focus.  The  stores  exist  independ¬ 
ently,  mixed  with  manufacturing  uses. 


^he  break  points  used  to  delimit  this  map  are  quite  arbitrary.  The 
vacancy  and  deterioration  rates  chosen  delimit  about  20  per  cent  of  the  tracts, 
50  out  of  235  and  42  out  of  234  respectively.  Only  19  of  296  tracts  were 
deemed  to  have  sufficiently  serious  problems  of  frictional  blight. 
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Area  Three — Queen  Street  East,  around  Broadview,  has  similar  character¬ 
istics  although  the  population  is  more  stable.  The  city's 
Riverdale  renewal  scheme  plans  a  reduction  in  commercial 
zoning  and  a  greater  degree  of  concentration  of  stores.1 

Area  Four — Eglinton  and  Weston  Road,  although  much  farther  from  the 
city  centre,  rates  consistently  high  on  all  blight 
criteria.  Although  this  is  in  a  low- income  section  with 
slightly  declining  population  it  appears  to  be  stable  and 
well  kept.  A  major  problem  is  the  discontinuity  and  mixing 
of  land  use  in  an  area  broken  up  by  physical  barriers, 
railways,  and  major  streets. 

All  four  districts  are  imbedded  in  a  wide  "gray  area"2  stretching  in  a 
crescent  from  Weston  to  Victoria  Park  Road  and  containing  the  major  concentra¬ 
tion  of  each  kinds  of  blight  as  well  as  most  of  the  marginally  blighted 
districts.  This  crescent  consists  of  the  two  main  low- income  sectors  of  the 
city  and  has  undergone  very  little  population  growth. 

The  gray  area  contrasts  strongly  with  the  absence  of  blight  phenomena 
in  the  long  established  commercial  area  along  Yonge  north  of  Bloor,  extending 
to  the  city  limits.  With  the  exception  of  six  deteriorated  structures  at 
Yonge-Castlefield,  there  are  few  problems  in  the  eight  unplanned  centres  and 
1500  ribbon  establishments  of  Zone  IV.  The  ground  floor  vacancy  rate  is  3.8 
per  cent;  the  upper  floor  10.0  per  cent.  The  construction  of  offices  and 
apartments  in  this  area  is  increasing  the  population  and  lifting  the  income 
level  while  clearing  away  older  commercial  structures  in  the  process.  In  this 
zone,  renewal  by  the  private  sector  has  more  than  kept  up  with  obsolescence. 

There  is  little  evidence  of  commercial  blight  in  the  portion  of  the 
planning  area  outside  Metro.  The  few  deteriorated  structures  in  the  outlying 
centres  should  quickly  disappear  during  the  rapid  expansion  of  the  next  decade. 
Although  the  study  of  the  Chicago  suburbs  indicated  that  the  new  retail  struc¬ 
ture  based  on  planned  centres  made  serious  inroads  on  older  unplanned  centres, 
this  is  unlikely  to  happen  to  the  small  centres  outside  Toronto.3  These 


^ity  of  Toronto  Planning  Board,  Improvement  Program  for  Residential 
Areas  (1965) . 

2The  term  gray  areas  was  coined  by  Raymond  Vernon,  Anatomy  of  a  Metro¬ 
polis  (Cambridge:  Harvard  University  Press,  1960)  to  describe  vast  residential 
areas  of  New  York  City  which  are  beset  by  problems  similar  to  those  indicated 
here,  i.e.,  limited  amounts  of  physical  and  economic  blight,  with  widespread 
obsolescence  due  to  a  rapidly  changing  environment. 

3Berry  and  Tennant,  Metropolitan  Planning  Guidelines — Commercial  Struc¬ 
ture  ,  Chapter  III. 
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centres  do  not  depend  greatly  on  shopping  goods  activities  which  are  highly 
susceptible  to  new  competition.  The  population  growth  will  be  more  than  ade¬ 
quate  to  maintain  the  low  order  goods  and  services  which  are  found  there. 

Relation  to  Residential  Blight 
The  Urban  Renewal  Studies 

Before  discussing  the  implications  of  our  investigation  for  renewal 
planning,  we  shall  briefly  examine  the  interaction  of  commercial  blight  and 
residential  blight.  During  the  period  of  the  commercial  study  the  Metro 
Toronto  Urban  Renewal  Study  made  two  separate  surveys  of  residential  blight. 
First,  after  outlining  all  the  possible  blight  areas  designated  by  earlier 
studies,  they  did  a  windshield  survey  of  structural  deterioration  using  the 
criteria  discussed  in  Chapter  II.  Figure  18  shows  that  the  areas  designated 
for  blight  investigation  cover  the  same  crescent  as  the  commercial  blight. 

The  second  approach  to  the  identification  of  residential  blight  was  the 
special  census  analysis  discussed  in  Appendix  D.  Using  census  tract  observa¬ 
tions  and  the  full  range  of  census  measurements,  two  factors  indicating  blight 
emerged.  Factor  one  measures  socio-economic  achievement  which  varies  in  a 
series  of  sectors  around  the  central  area.  The  two  major  low- income  sectors, 
to  the  east  and  to  the  northwest  (Figure  19)  define  major  concentrations  of  all 
types  of  commercial  blight.  A  low  score  on  the  other  factor  (III)  indicates  a 
lack  of  important  household  amenities  such  as  furnace,  flush  toilet,  bath,  and 
refrigeration,  and  correlates  closely  with  commercial  deterioration.  Both 
these  forms  of  blight  stem  from  the  same  causes  of  age  and  low-incomes. 

The  more  detailed  analysis  of  housing  data  by  enumeration  area  demon¬ 
strated  that  residential  blight  is  also  complex,  with  at  least  three  independent 
dimensions:  old,  deteriorated  high  density  areas;  older  housing  with  shared 

plumbing  facilities;  and  low  value  housing  with  no  bath,  furnace,  or  running 
water.  Like  the  commercial  blight  characteristics  they  occur  within  the  same 
broad  crescent  but  with  considerable  individual  variation. 

Friction  Between  Commercial 

and  Residential  Uses 

Despite  the  degree  of  similarity  in  the  causes  and  distributions  of 
residential  and  commercial  blight,  it  is  difficult  to  identify  the  relationship 
between  commercial  and  residential  decay  precisely.  The  most  obvious  effect  of 
commercial  blight  is  the  visual  impact  of  deteriorated  or  vacant  stores  which, 
by  their  prominent  location,  set  the  tone  for  the  residential  area.  Inadequate 
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commercial  facilities  may  create  traffic,  fire,  or  policing  hazards  which 
spread  into  the  surrounding  neighborhoods.  Two  maps  were  prepared  from  the 
field  survey  data  in  order  to  try  to  evaluate  interaction  and  possible  frictions 
between  the  land  uses.  The  implications  of  mixed  land  use  are  beyond  the  com¬ 
petence  of  this  study  since,  as  pointed  out  earlier,  it  is  controversial  even 
among  professional  planners.  In  a  renewal  program,  land  use  friction  will  be 
evaluated  for  each  individual  area. 

Figure  20  records  the  location  of  blocks  in  which  residences  are  found 
among  at  least  four  commercial  establishments,  i.e.,  stores  at  both  ends  of  the 
block.  It  is  a  widespread  combination,  found  wherever  commercial  establish¬ 
ments  exist.  Particularly  prominent  are  the  main  commercial  arteries:  both  the 
old — Bloor,  Dundas ,  Weston  Road,  St.  Clair,  Kingston  Road;  and  the  more  recent — 
Wilson  Avenue  and  the  Queensway.  Also  plotted  on  this  map  are  stores  converted 
to  residential  use,  an  unattractive  and  undesirable  occurrence  in  any  residen¬ 
tial  area.  The  pattern  correlates  with  commercial  deterioration,  suggesting 
that  the  conversions  are  a  result  of  physical  decay  rather  than  a  result  of 
surplus  commercial  facilities. 

The  next  map.  Figure  21,  shows  the  per  cent  of  stores  having  occupied 
residential  units  on  the  upper  floors.  The  pattern  is  doughnut-shaped,  with 
highest  ratio  in  the  middle  zone.  Toward  the  city  centre  the  upper  floors  are 
used  for  offices  and  services,  and  in  the  newer  commercial  areas  the  trend  is 
toward  separation  of  commercial  and  residential  buildings.  High  income  sectors 
have  a  lower  ratio  of  residences  over  stores  because  the  market  for  such  accom¬ 
modations  is  reduced. 


Urban  Renewal  and  Commercial  Blight 

A  program  of  urban  renewal  must  be  at  least  as  complex  as  the  blight 
which  it  is  designed  to  eradicate.  We  may  expect  the  renewal  of  commercial 
areas  to  require  different  procedures  for  each  of  the  different  kinds  of  pro¬ 
blems,  but  urban  renewal  is  an  increasingly  complex  concept  in  itself, 
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particularly  as  we  become  more  experienced  in  its  use.1  Three  main  issues  must 
be  decided  in  undertaking  a  specific  program:  first,  what  is  the  frame  of 
reference?  For  which  group  of  people  are  the  benefits  maximized — the  people  of 
the  area  or  the  community  as  a  whole,  the  tenants  or  the  taxpayers,  etc.?  The 
second  problem  concerns  the  size  of  the  area  to  be  treated.  Do  you  use  less 
intensive  measures,  conservation  or  rehabilitation  techniques,  over  a  wide  area 
where  many  of  the  structures  are  still  useful,  or  do  you  concentrate  on  more 
drastic  action  in  a  small  area?  Finally,  there  is  the  question  of  the  time 
scale.  Should  the  program  be  a  short-term  adjustment,  a  more  permanent  re¬ 
development,  or  a  program  of  long-time  adjustment  to  change?  The  answers  to 
these  questions  vary  with  the  area  and  the  type  of  blight  under  consideration. 

Most  renewal  concepts  have  been  derived  from  the  analysis  of  residen¬ 
tial  blight,  but  a  program  of  commercial  renewal  may  introduce  different 
constraints.  Rightly  or  wrongly,  planning  and  renewal  programs  have  not  been 
concerned  with  improving  the  economic  condition  of  the  individual  entrepreneur. 
Although  a  community  may  repair  or  replace  a  residential  structure  to  improve 
the  lot  of  the  inhabitants,  the  same  criteria  are  not  used  for  commercial  areas 
where,  by  and  large,  merchants  are  allowed  to  fail  or  succeed  on  their  own.2 
Commercial  areas  are  renewed  because  either  (a)  they  blight  nearby  residential 
areas,  or  (b)  the  community  requires  the  land  for  some  other  purpose,  possibly 
with  a  higher  tax  return. 

The  replacement  of  cleared  facilities  is  a  much  more  important  problem 
for  commercial  areas.  The  market  for  residential  facilities  is  generally 
assured,  given  a  reasonable  price  level,  but  there  is  often  a  surplus  of  stores 
in  renewal  areas.  Retailing  is  such  a  fast  changing  business  that  any  rebuild¬ 
ing  or  rehabilitation  must  be  undertaken  with  caution  and  with  full  knowledge 
of  trends  in  demand  and  supply. 


1Urban  renewal  from  the  point  of  visw  of  the  Metropolitan  Toronto  Urban 
Renewal  Study  is  discussed  in  detail  in  the  "Interim  Report"  (February,  1965), 
p.  49.  Some  excellent  examples  of  current  urban  renewal  discussion  are  Max  R. 
Bloom,  "Fiscal  Productivity  and  the  Pure  Theory  of  Urban  Renewal,"  Land 
Economics,  XXXVIII  (May,  1962),  pp .  134-144;  George  S.  Duggar,  "Urban  Renewal: 
Current  Criticism  and  the  Search  for  a  Rationale,"  Public  Management  (September, 
1962);  Claude  Gruen, "Urban  Renewal's  Role  in  the  Genesis  of  Tomorrow’s  Slums," 
Land  Economics,  XXXIX  (August,  1963),  pp.  285-291;  and  Peter  Morris,  "Report  on 
Urban  Renewal,"  Journal  of  the  American  Institute  of  Planners,  XXVIII  (May, 
1962),  pp.  180-186. 

2The  exception  has  been  the  relocation  and  reconstruction  of  produce 
markets  in  several  cities,  but  these  activities  have  long  been  considered  a 
municipal  responsibility.  I  would  also  exclude  cases  where  commercial  facili¬ 
ties  are  constructed  as  a  service  to  the  residential  population. 
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With  these  constraints  in  mind,  Table  20  summarizes  the  range  of  blight 
symptoms,  causes,  and  renewal  solutions.  Each  type  of  blight  may  be  discussed 
in  detail,  but  the  effects  of  their  interaction  should  not  be  ignored.1  There 
is  evidence  that  the  vacancies  which  originate  from  economic  or  functional 
blight  eventually  show  up  in  any  deteriorated  structures  which  may  exist  in  the 
vicinity,  simplifying  the  renewal  procedure.  Some  of  the  effects  of  frictional 
blight  are  similar  to  obsolescence,  e.g.,  constraints  on  adaptation  to  new 
requirements.  Most  closely  related  are  economic  and  functional  blight.  Al¬ 
though  there  are  no  areas  of  economic  blight  in  Toronto  in  the  sense  of  serious 
decline  in  population  and  income  level,  obsolescence  is  a  serious  problem  in 
stable  areas.  Only  those  older  areas  where  population  and  income  are  increas¬ 
ing  are  able  to  attract  the  new  investment  necessary  to  avoid  functional  blight. 
Physical  Blight 

Deteriorated  structures  are  the  first  thing  that  comes  to  mind  when 
discussing  commercial  blight.  Yet,  at  present,  this  is  not  a  serious  problem. 
There  are  only  355  stores  in  this  condition  out  of  a  total  of  22,500,  about  1.6 
per  cent.  Twenty-five  per  cent  of  these  buildings  are  vacant  and  most  of  the 
rest  are  occupied  by  small,  low-order  service  and  retailing  establishments. 

Many  of  the  deteriorated  stores  in  outlying  areas  will  soon  disappear  as  the 
city  continues  to  grow,  but  there  are  about  300  establishments  in  this  condition 
in  the  older  zones.  Given  the  severe  definition  of  deterioration  used  by  the 
field  study,  the  only  solution  is  removal.  Since  these  are  also  zones  of  high 
vacancy  rates,  there  need  be  no  problem  of  replacement. 

Physical  blight  will  be  an  increasing  problem  in  the  future,  however. 
Each  decade  brings  greater  numbers  of  buildings  to  the  age  of  decay.  In  the 
long  run,  these  stores  must  be  eliminated  in  as  many  ways  and  as  efficiently  as 
possible,  perhaps  as  part  of  the  growth  and  expansion  of  the  city.  The  future 
problem  area  lies  in  the  crescent  where  economic  and  functional  blight  are  also 
serious,  creating  surpluses  of  commercial  facilities.  The  most  painful  loss 
will  be  that  of  the  small  merchants  who  can  operate  only  under  marginal  condi¬ 
tions.  Zimmer's  study  indicates  that  these  store  owners  are  not  successful 
subjects  for  relocation.2 

1  There  is  a  thorough  discussion  of  the  relationship  between  blight  forms 
in  Berry,  Commercial  Structure  and  Commercial  Blight,  p.  197ff. 

2Zimmer,  Rebuilding  Cities,  is  a  very  thorough  study  of  the  relocation 
of  merchants  displaced  by  urban  renewal  projects.  The  stores  concerned  are 
usually  small,  low  gross,  businesses  run  by  older,  poorly  educated,  proprietors 
who  live  nearby. 
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Economic  Blight 

Vacancies  resulting  from  decline  in  population  or  income  level  are  not 
widespread  in  Metro  Toronto.  The  expansion  of  the  immigrant  areas  of  the  west 
end  has  not  been  accompanied  by  significant  decrease  in  income.  In  fact,  these 
areas  have  had  an  increase  in  number  of  stores.  However,  as  pointed  out 
earlier,  stability  in  the  income  level  of  an  area  is  not  sufficient  to  overcome 
the  effects  of  obsolescence.  In  the  absence  of  growth  a  new  discount  centre,  a 
planned  centre  farther  out,  or  the  ribbon  independent  stores  with  good  parking 
will  displace  many  of  the  local  merchants.  This  process  is  best  observed  in 
the  eastern  part  of  the  city  along  Gerrard  Street  and  around  the  Queen-Lee 
centre.  In  a  growth  area  the  older  facilities  would  be  needed  and  there  would 
be  capital  available  to  rehabilitate  and  bring  them  up  to  the  new  standards. 

The  problem  then,  is  primarily  a  form  of  functional  blight. 

Functional  Blight 

By  far  the  most  serious  problem  facing  the  commercial  structure  of 
Metropolitan  Toronto  is  functional  obsolescence — buildings  which  are  badly 
located;  inadequate  in  scale;  lacking  various  specialized  facilites  such  as  air 
conditioning,  lighting,  storage  space,  etc.;  and  with  inadequate  parking.  It 
is  a  complaint  common  to  every  North  American  city,  as  has  frequently  been 
pointed  out.1  In  Toronto,  functional  blight  is  responsible  for  most  of  the 
1500  commercial  vacancies  and  contributes  to  the  distribution  of  deterioration 
and  frictional  blight  in  the  gray  area.  Zones  of  analysis  I,  II,  and  II,  in 
this  area,  have  the  highest  vacancy  rates  (6.8  per  cent),  highest  deterioration 
rates  (2.4  per  cent)  and  the  majority  of  the  land-use  friction  problems. 

It  must  be  recognized  that  the  main  causal  factors — higher  incomes, 
increased  mobility,  demographic  shifts,  and  the  outward  dispersal  of  retail 
facilities  are  largely  irreversible.2  Adjustment  rather  than  replacement  is 
required.  This  point  is  underlined  when  the  scale  of  the  functional  blight 
problem  is  considered.  The  three  zones  threatened  by  functional  blight  include 
thirteen  unplanned  centres  and  over  6,000  stores.  Not  all  of  these  stores  are 
inadequate  in  themselves,  but  they  may  be  poorly  located  or  grouped  in  inade¬ 
quate  aggregations.  If  the  irreversibility  of  functional  blight  is  accepted,  a 

1  Berry,  Commercial  Structure  and  Commercial  Blight,  p.  163. 

2The  irreversibility  of  the  trends  affecting  the  retail  structure  are 
convincingly  demonstrated  by  George  Sternlieb,  "The  Future  of  Retailing  in  the 
Downtown  Core,"  Journal  of  the  American  Institute  of  Planners,  XXIX  (May,  1963), 

pp.  102-112. 
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renewal  program  must  encourage  the  continued  removal  of  stores  in  the  problem 
areas.  To  this  end  more  precise  models  linking  supply  and  demand  of  facilities 
will  be  required  (see  the  section  to  follow) . 

A  more  positive  program  would  encourage  merchants  and  merchant  groups 
in  these  areas,  by  means  of  technical  assistance  and  loans,  to  renovate,  to 
modernize,  and  to  tackle  traffic  and  parking  problems.  Such  a  program  must  in¬ 
clude  research  to  try  and  anticipate  the  future  requirements  of  retailing:  the 
variation  in  demand  characteristics — income,  family  size,  customer  requirements; 
and  the  direction  of  change  in  the  supply  side — scale  of  operations,  special¬ 
ization,  and  interaction  between  business  types. 

Although  much  of  the  commercial  obsolescence  now  visible  is  a  result  of 
the  introduction  of  the  family  car  into  areas  designed  prior  to  1930,  the  new 
retail  structure  which  is  emerging  has  a  serious  form  of  obsolescence  built  into 
it.  The  problem  results  from  the  nature  of  planned  centres,  which  are  built  as 
units  with  a  mix  of  stores,  store  size,  lay-out,  and  location  dependent  on  their 
scale  or  level  in  the  retail  hierarchy.1  As  a  result,  these  shopping  centres 
cannot  adjust  their  size  upward  or  downward  in  response  to  feedback  from  the 
consumer  or  from  their  competition.  Any  change  in  the  commercial  structure  re¬ 
quires  the  addition  or  deletion  of  a  centre,  involving  sudden  changes  of 
several  hundred  thousand  square  feet  of  floor  space.  The  results  of  this  change 
are  illustrated  by  a  current  controversy  in  the  Toronto  area.  The  recent  appli¬ 
cation  for  an  amendment  to  a  local  official  plan  to  allow  the  construction  of  a 
super-regional  level  shopping  centre  on  the  west  side  of  Toronto  (Sherway)  was 
strongly  opposed  by  the  management  of  three  nearby  regional  shopping  plazas  and 
the  municipality  in  which  the  nearest  unplanned  centre  is  located.  Although  the 
site  may  be  quite  appropriate  and  viable  for  its  projected  purpose  and  brings 
certain  benefits  to  consumers,  it  will  subject  nearby  centres  to  severe  economic 
blight — produced  this  time  by  a  sudden  increase  in  supply  rather  than  a  decline 
in  demand.  There  appears  to  be  no  way  to  insert  a  centre  of  this  scale  into  the 
existing  system  without  blighting  the  nearby  centres. 

As  the  planned  centre  component  of  the  commercial  structure  continues  to 
expand,  problems  of  this  sort  will  increase.  Decisions  about  transportation 
routes,  for  instance,  will  have  dramatic  effects  on  centres  of  this  sort,  as 
will  zoning  and  other  planning  decisions.  There  are  various  solutions  to  this 
problem,  none  of  them  entirely  satisfactory.  It  has  been  suggested  that  the 


Simmons,  The  Changing  Pattern  of  Retail  Location,  p.  105. 
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municipality  guarantee  a  centre  freedom  from  competition  for  a  fixed  period  of 
time,  by  refusing  to  re-zone  the  surrounding  area.1  Although  this  might  re¬ 
lieve  the  distress  of  the  developer  in  the  short-run,  ultimately  the  community 
will  be  faced  with  the  problem  of  surplus  facilities.  Horwood  recommends  that 
the  location  of  new  planned  centres  require  a  public  hearing  like  a  public 
utility  or  a  new  broadcasting  station,  with  various  points  of  view  presented 
and  evaluation  based  on  both  economic  and  planning  criteria.2  The  hearing 
which  took  place  in  the  case  cited  above  was  a  step  in  this  direction,  although 
no  criteria  have  yet  been  established  for  making  decisions.  The  procedure  must 
be  accompanied  by  continuing  studies  into  the  nature  of  an  optimal  retail  struc¬ 
ture,  so  that  we  can  intelligently  weigh  the  costs  of  inadequate  commercial 
facilities  at  present  against  the  future  costs  of  commercial  blight.  In  the 
next  section  the  discussion  on  retail  models  will  present  some  suggestions  in 
this  regard. 

Frictional  Blight 

The  interaction  of  commercial  with  industrial  and  wholesaling  activities 
is  concentrated  in  a  relatively  small  area.  However,  any  one  such  incidence 
may  mean  a  whole  block  of  stores  blighted  by  traffic  and  noise.  As  was  pointed 
out  earlier  healthy  commercial  areas  should  be  able  to  overcome  such  activities 
by  out-bidding  them  in  the  market:  serious  problems  emerge  only  in  areas  where 
other  blight  forms  create  vacancies  or  lower  store  rents. 

Mixed  land  use  is  the  problem  at  which  most  planning  techniques  are 
currently  aimed.  It  can  only  be  pointed  out  that  there  will  be  increasing  pos¬ 
sibilities  of  admixtures  of  commercial  and  other  uses  in  the  newer  forms  of 
urban  arterial  ribbons.  There  we  have  stores  dependent  primarily  on  automobile 
driving  customers,  requiring  large  amounts  of  parking  space,  and  with  little 
interaction  between  stores.  Commercial  activities  of  this  sort  are  less  able 
to  dominate  land  values  than  in  more  traditional  retailing  areas,  so  that  re¬ 
tail,  industrial  and  wholesaling  uses  are  more  likely  to  locate  side  by  side. 

Conversations  with  my  colleagues  Professor  E.  G.  Pleva  and  G.  M.  Adler 
of  the  University  of  Western  Ontario. 

2Edgar  M.  Horwood,  "Public  Policy  and  the  Outlying  Shopping  Center," 
Journal  of  the  American  Institute  of  Planners,  XXIV  (November,  1958),  pp .  215- 
222. 
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Anticipating  Future  Blight 

In  his  study  of  commercial  blight  in  the  Chicago  suburbs  Berry  defines 
three  levels  of  renewal  planning:1 

short-run  programs  use  the  existing  relationships  between  supply 
and  demand  factors  to  remove  existing  blight.  Clearance  and 
rehabilitation  are  the  tools. 

long-run  renewal  plans  anticipate  future  obsolescence  by  pro¬ 
jecting  future  changes  in  the  parameters  of  the  relations  due  to 
shifts  in  technology  and  consumer  behavior.  Once  the  optimal 
structure  for  a  future  point  in  time  is  predicted,  the  whole 
range  of  planning  techniques  may  be  used  to  attain  that  end. 
long-term  ("perspective")  planning  involves  wide  open  speculation 
on  the  nature  of  the  future  city,  its  population  and  the  commer¬ 
cial  facilities  required  to  serve  it.  These  predictions  will 
guide  the  nature  and  location  of  commercial  facilities  still  un¬ 
built  . 

The  Utility  of  the  Toronto  Study 

This  study  was  primarily  aimed  toward  short-run  proposals.  By  defining 
the  present  equilibrium  structure  we  have  been  able  to  identify  blighted  ele¬ 
ments,  resulting  in  suggestions  for  removal  or  rehabilitation  to  adjust  the 
structure  to  the  present-day  conditions.  It  is  at  the  middle  level  of  long- 
run  programming  where  the  most  useful  work  remains  to  be  done.  Although  the 
factors  causing  obsolescence  and  the  nature  of  their  effects  have  been  indi¬ 
cated  in  this  study,  there  is  a  need  for  much  more  detailed  study  of  changing 
demand  and  supply  factors  in  order  to  offset  future  demands  by  examining  the 
mix  of  incomes  and  family  structure  and  determining  the  basket  of  goods  which 
will  be  required.  Changing  patterns  of  consumer  travel  should  be  studied  since 
there  are  indications  that  average  trip  length,  number  of  centres  visited,  and 
the  distribution  of  the  shopping  dollar  among  different  levels  of  centres  and 
types  of  stores  are  shifting  rapidly.  Most  important,  especially  with  regard 
to  any  program  of  replacement  of  commercial  facilities,  is  study  into  the 
nature  of  supply  characteristics  of  commercial  facilities  (particularly  the 
trend  to  increasing  sales  and  floor  areas  for  individual  stores) .  Table  17 
indicates  that  the  average  annual  increase  in  real  sales  per  store  in  Metro 
Toronto  is  2.1  per  cent,  and  Table  18  shows  that  new  areas  average  over  twice 


1  Berry  and  Tennant,  Metropolitan  Planning  Guidelines:  Commercial 
Structure ,  p.  40. 
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the  sales  per  store  of  the  older  zones.  This  increase  in  scale  will  absorb 
much  of  the  effect  of  income  increases  over  time.  When  equations  4.7  and  4.8 
were  applied  to  a  typical  stable  zone,  the  changes  which  produced  a  sales  in¬ 
crease  of  over  8  per  cent  resulted  in  only  1  per  cent  increase  in  number  of 
stores . 

The  present  study  provides  a  good  base  for  long-run  renewal  planning 
and  renewal  by  defining  the  present  structure  including  the  centres,  the  mix  of 
stores  in  each  type  of  aggregation  and  the  basic  relations  with  the  customer. 
Using  only  these  data,  it  is  possible  to  simulate  the  effect  of  retail  deci¬ 
sions  in  the  near  future  such  as  addition  or  removal  of  certain  store  groups. 

A  repeat  of  the  field  study  in  five  to  ten  years  would  define  precisely  the 
nature  of  obsolescence:  which  locations  and  aggregations  were  most  severely 
affected;  which  store  types  are  threatened;  and  the  pattern  of  dispersal  of 
retail  facilities. 

The  equations  relating  stores,  sales  and  population  characteristics  may 
also  be  used  for  long-term  planning.  Although  the  simple  models  which  used 
population  and  income  as  independent  variables  was  rather  rough,  as  shown  by 
the  size  of  the  residuals  in  Table  18,  the  more  complex  model  which  used  factor 
scores  produced  very  accurate  predictions.  The  factor  scores  are  difficult  to 
project  in  time,  but  some  compromise  between  these  models  could  be  devised, 
with  more  attainable  variables  used  to  represent  family  structure,  etc.  Also 
worth  exploring  is  the  use  of  different  areal  units  for  analysis,  perhaps 
proper  ecological  units.  For  low-order  activities  the  zones  used  in  this  study 
are  too  coarse,  obscuring  the  effects  of  local  population  changes,  while  cer¬ 
tain  specialized  high  order  goods  should  be  analyzed  on  a  metropolitan-wide 
basis . 

It  is  also  necessary  to  predict  the  changes  in  the  parameters  of  the 
equations.  By  extending  the  comparisons  provided  by  equations  4.9  to  4.14  over 
time  it  is  possible  to  foretell  the  direction  and  degree  of  parameter  shifts.1 
Although,  as  Berry  points  out,2  shifts  in  parameters  tend  to  be  "lumpy"  because 
of  the  abrupt  change  from  unplanned  to  planned  systems,  we  are  able  to  evaluate 
the  sudden  changes  because  we  have  parameters  from  both  systems,  as  listed  in 
equations  4.1  to  4.4. 


Simmons,  The  Changing  Pattern  of  Retail  Location,  pp.  162-163,  dis¬ 
cusses  the  changing  parameters  of  a  number  of.  retail  relationships. 

2Brian  J.  L.  Berry,  "The  Retail  Component  of  the  Urban  Model,'”  Journal 
of  the  American  Institute  of  Planners,  XXXI  (May,  1965),  p.  151. 
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Models  of  Commercial  Structure 

Effective  long-term  planning  will  also  require  the  use  of  more  sophisti¬ 
cated  models  than  those  used  here.  The  relatively  simple  concepts  of  hierarchy 
and  consumer-store  regressions  may  be  complemented  by  the  numerous  retail  models 
designed  for  prediction  and  renewal  in  other  metropolitan  areas.1  Each  of  the 
models  discussed  below  has  been  evaluated  using  real  data. 

The  first  two  models,  by  Berry2  and  Lakshmanan  and  Hansen3 4  are  concerned 
primarily  with  retail  centres — the  high  order  component  of  the  retail  structure. 
These  are  only  a  small  part  of  the  commercial  structure  in  Toronto  but  a  small 
number  of  centre  location  decisions  will  shape  the  whole  retail  structure  in  the 
years  to  come.  Berry's  model  is  derived  from  the  work  on  the  Chicago  Metro¬ 
politan  area  and  relates  the  characteristics  of  a  centre  to  the  characteristics 
of  the  trade  area  assigned  to  it,  by  a  series  of  regression  relationships.  Pre¬ 
diction  for  renewal  planning  is  obtained  by  altering  the  trade  area  charactis- 
tics  in  order  to  observe  the  effect  on  the  centres.  The  Lakshmanan-Hansen  model, 
prepared  for  the  Baltimore  Metropolitan  Area,  assumes  overlapping  trade  areas, 
with  each  centre  attracting  customers  from  all  parts  of  the  city — proportional  to 
the  size  of  centre  and  its  distance  from  the  residential  area.  The  most  inter¬ 
esting  contribution  of  this  model  is  the  use  of  criteria  for  evaluating  the  best 
set  of  centres  in  a  given  area  (the  crux  of  the  Sherway  problem) .  Constraints 
on  centre  size,  minimum  sales  per  square  foot  in  a  centre,  average  trip  length, 
and  sales  per  square  foot  for  a  given  region,  are  used  to  optimize  this  system. 

The  models  by  Lowry ^  and  Harris5  are  more  general.  The  former  generates 
retail  space  and  employment  in  a  given  area  using  a  trip  generation  model  in 


3The  definitive  statement  on  urban  model-building  is  the  recent  issue  of 
the  Journal  of  the  American  Institute  of  Planners,  "Urban  Development  Models: 

New  Tools  for  Planning,"  XXXI  (May,  1965).  An  overview  of  the  model-building 
process  is  provided  by  Ira  S.  Lowry,  "A  Short  Course  in  Model  Design,"  Journal  of 
the  American  Institute  of  Planners,  XXXI  (May,  1965),  pp .  158-166. 

2Berry,  "The  Retail  Component  of  the  Urban  Model." 

3T.  R.  Lakshmanan  and  W.  G.  Hansen,  "A  Retail  Market  Potential  Model," 
Journal  of  the  American  Institute  of  Planners,  XXXI  (May,  1965),  pp .  134-143. 

4Ira  S.  Lowry,  A  Model  of  Metropolis  (Santa  Monica:  Rand  Corporation, 
1964) ,  RM  4035-RC. 

5Britton  Harris,  "A  Model  of  Locational  Equilibrium  for  Retail  Trade," 
(Philadelphia:  Penn-Jersey  Transportation  Study,  1964),  mimeo. 
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which  the  drawing  power  of  commercial  facilities  declines  with  distance;  con¬ 
strained  by  industrial  and  residential  land  use  distributions,  residential 
density  restrictions,  and  retail  thresholds.  Each  variable  is  linked  to  one  or 
more  of  the  others  and  proceeds  from  a  given  initial  distribution  by  a  series 
of  iterations  until  a  final  equilibrium  is  attained.  Harris'  model  is  more 
directly  concerned  with  retail  facilities.  He  links  the  demand  and  supply  of 
commercial  space  by  a  trip  generation  model  similar  to  Lowry's  which  describes 
the  consumer's  propensity  to  travel  and  shop  around.  The  initial  supply  of 
retail  facilities  is  modified  to  meet  the  demand  generated  by  the  model  in  a 
series  of  iterations  until  a  satisfactory  equilibrium  is  attained. 

Long-Term  Planning 

The  fundamental  changes  in  the  commercial  system  must  lead  to  some 
searching  looks  into  the  future  if  we  are  to  prevent  overly  rapid  obsolescence 
in  the  retail  facilities  currently  being  planned.  Although  growth  and  change 
accelerate  obsolescence,  they  also  provide  an  opportunity  for  adjustment  and 
renewal  during  the  normal  processes  of  expansion  and  reconstruction.  The  onus 
is  on  the  municipality  to  define  its  commitment  to  the  incompatible  interests 
of  the  entrepreneur,  who  wants  zoning  protection;  the  consumer,  who  is  inter¬ 
ested  in  the  greatest  possible  variety  of  commercial  facilities;  and  its  own 
involvement  in  future  urban  renewal  expenditures. 

The  types  and  locations  of  future  high  order  centres  will  be  an  im¬ 
portant  problem.  Will  they  be  required  to  fit  into  a  metropolitan-wide  hier¬ 
archy  and,  if  so,  how  will  the  system  be  determined?  Or,  since  competition 
takes  place  primarily  among  different  centres,  should  they  be  allowed  to  locate 
wherever  they  wish? 

The  proportion  of  establishments  outside  centres  is  not  declining,  and, 
in  fact,  planned  centres  lead  to  an  increased  number  of  ribbon  establishments. 

In  order  to  control  the  problem  of  mixed  land  use  and  traffic  hazards,  there  is 
a  need  for  innovations  in  their  location.  It  may  be  possible  to  aggregate  them 
into  new  kinds  of  planned  centres,  devoted  not  to  shopping  goods,  but  to  urban 
arterial  or  specialized  commercial  activities.  Conversion  of  existing  planned 
centres  made  surplus  by  the  expansion  of  the  system  may  be  an  alternative  solu¬ 
tion.  If  there  is  a  desire  to  concentrate  commercial  activities  in  a  tight 
aggregation,  the  solution  is  not  to  restrict  them  to  existing  commercial  dis¬ 
tricts,  where  existing  land  values  and  ownership  patterns  constrain  the  scale  of 
new  development,  but  to  allow  them  to  aggregate  in  larger  integrated  units  in 
lower  land  value  areas. 
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It  is  also  necessary  to  look  even  farther  into  the  future  at  forms  of 
retailing  still  untested,  although  this  is  beyond  the  scope  of  our  study.  We 
have  presented  an  overview  of  the  present  patterns  of  commercial  blight  in  the 
Metropolitan  Planning  Area.  In  the  process  the  existing  commercial  structure 
has  been  described  as  a  basis  for  comparison  with  future  studies,  the  degree 
of  blight  of  different  kinds  was  investigated  and  the  worst  problem  areas  de¬ 
signated.  The  rest  is  a  matter  for  policy. 
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APPENDIX  A— FIELD  STUDY  MATERIAL 


Name: _ _ _  COMMERCIAL  INVENTORY  CLASSIFICATION  SHEET 
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TABLE  22 

INDEX  TO  FIELD  SHEETS 


Organization 

The  field  sheets  are  arranged  in  two  forms: 

1.  individual  streets  (ribbon  and  scattered) 

2.  planned  shopping  centres 

These  are  filed  separately  on  the  basis  of  location,  in  11  districts  which 
represent  consolidations  of  municipal  planning  districts.  (See  location 
code . ) 


Coding  Scheme 


6310 


R 

V 

VR 


=  represents  the  classification  of  a  commercial  establish¬ 
ment  employing  a  4  digit  modification  of  the  DBS  standard 
industrial  classification  (including  135  types  of  retail 
and  service  business) 

=  residential  use 

=  vacant  commercial 

=  vacant  residential 


Vac. 


=  vacant  land 


D 

NC 

C 

Whol . 

Manuf.  (Mfg.) 
off . 

R 

Examples 

6310/R 

6310/R/R 

6310/825-823- 

6764/ 

Manuf / / / / 

R//// 

6764/825-x  2///R 


=  deteriorated  commercial  structure 
=  new  commercial  construction 
=  conversion  from  commercial  use 
=  wholesale 
=  manufacturing 
=  office 

=  continuous  residential  use 

=  a  supermarket  with  residential  use  on  the  second  floor 

=  a  supermarket  with  two  floors  of  residential  use  above 

=  a  supermarket  with  a  doctor  and  a  dentist  on  the  second 

floor 

=  a  furniture  store  covering  2  floors 
=  a  manufacturing  plant  of . 5  floors 
=  a  residential  block  of  5  floors 

=  a  furniture  store  with  2  dentists’  offices  on  the  second 
floor  and  three  floors  of  residential  above 
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CR/R 

8721/R  D 
VD 


=  a  commercial  structure  converted  to  residential  use  with 
one  floor  of  residential  above 

=  a  barber  shop  with  residential  above,  the  structure  is 
deteriorated 

=  one  storey  commercial  structure  which  is  vacant  and 
deteriorated 


8721/R 

8722/R 

8741/R 

6310/R 

6316/R 


6310/825- , 


a  planned  commercial  strip  of  5  stores  each  with  resi¬ 
dential  use  above 


823-,  866-,  809  -  is  the  same  as 


^825  - 

fi,10/  823  - 
631?  866  - 

809  - 


Boundaries 


orange  (ochre)  lines 


-  clusters  and  ribbons  of  commercial  establish¬ 
ments 


CT  297 
CT  298 


green  lines 


-  census  tracts 


-  unplanned  centres 


Identification  of  Sheets 

S.C.  -  area  location  code  (11  areas,  representing  consolidations 

of  planning  districts,  i.e.,  South-Central) 


Dundas  St.  W. 
July  22  (18) 

Area  Location  Code 

Symbol 

C 

sc  (l)* 

SC  (2)** 

NC 

WC 

EC 


street  name 

date  and  page  number  for  that  street 


Name 

Central 

South-central  west 
South-central  east 
North-central 
West-central 
East-central 


Planning  Districts 

3,  4,  5 
1,  2 
6 

10,  11 

7,  8,  9 

12,  13,  14,  15,  16 
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Symbol 

Name 

Planning  Districts 

N 

North 

20 

NW 

Northwest 

19 

NE 

Northeast 

21 

W 

West 

17,  18 

E 

East 

22,  23 

*Excluding  minor  divisions  "b"  and  "e"  of  District  1  (Central  Business 
District)  and  division  "c"  and  part  of  division  "f"  east  of  Yonge  Street. 

**Including  division  "c"  and  part  of  division  "f"  of  District  1. 
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APPENDIX  B— UNPLANNED  AND  PLANNED  CENTRES 


Fig.  22. — Unplanned  Business  Ccncrcs 
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SPECIAL  CENSUS  ANALYSIS 

The  results  of  the  factor  analysis  of  census  material  by  Berry  and 
Murdie  were  an  important  source  of  information  about  consumer  demand.  Although 
their  study  was  focused  on  urban  renewal  and  concentrated  on  the  social  factors 
which  imply  residential  problem  areas,  the  description  of  the  commercial  struc¬ 
ture  required  the  use  of  all  dimensions  including  ethnic  patterns  which  are 
unrelated  to  blight.  It  should  also  be  noted  that  the  results  used  in  commer¬ 
cial  study  were  drawn  from  an  early  stage  of  the  census  analysis  so  that  there 
are  slight  changes  in  the  table  of  factor  loadings  presented  here  from  those 
found  in  the  other  report.  These  changes  are  trivial  and  do  not  affect  the 
interpretation. 

1961  Census 

The  Dominion  Bureau  of  Statistics  Census  Tract  Bulletin  CT-15,  contains 
181  measures  of  socio-economic  characteristics  for  each  census  tract  in  the 
census  metropolitan  area.  After  an  initial  selection  procedure  which  eliminated 
variables  which  were  trivial,  redundant,  or  presented  measurement  problems,  75 
variables  remained.  These  variables  all  shed  some  light  on  the  pattern  of 
socio-economic  variation  in  the  city,  yet  many  of  them  are  highly  interrelated, 
and  in  terms  of  sheer  number,  they  are  difficult  to  handle. 

A  principal  components  factor  analysis  with  varimax  rotation  derived 
from  these  75  variables  seven  orthogonal  factors,  which  contained  over  77  per 
cent  of  the  original  variation.  The  output  from  the  computer  program  includes 
the  factor  loadings  which  relate  the  resultant  factors  to  the  input  variables 
(partially  reproduced  in  Table  27)  and  the  factor  scores,  measurements  for  each 
census  tract  on  these  new  variables.  The  factors  may  be  identified  by  the  fac¬ 
tor  loadings.  Since  each  factor  is  independent  of  the  others,  the  effect  of 
the  factors  may  be  considered  as  additive,  i.e.,  each  factor  explains  a  certain 
proportion  of  the  total  variable  in  turn,  each  pattern  being  superimposed  on 
the  earlier  ones. 

Each  factor  has  a  different  pattern  of  spatial  variation.1  Factor  one, 
labelled  socio-economic  rank  because  it  includes  income,  education,  and  occu¬ 
pation  variables,  defines  a  set  of  alternative  upper  and  lower  class  sectors 
around  the  downtown  area.  Factor  two,  family  structure,  varies  in  a  series  of 
rings  centred  on  the  Yonge-St.  Clair  area.  As  one  goes  outward  there  is  a 


^ee  maps  in  Murdie  and  Berry. 
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regular  increase  in  such  variables  as  single  family  dwellings,  family  size, 
proportion  of  children,  etc.  A  low  score  on  factor  three,  household  amenities, 
identifies  the  older  areas  of  the  city  which  are  deficient  in  various  living 
facilities.  Four  and  six  are  ethnic  factors  which  identify  Jewish-Polish  and 
Ukrainian-German  areas  respectively.  The  fifth  factor,  residential  stability, 
exhibits  a  doughnut  pattern  with  inner  city  and  new  suburban  zones  of  high 
mobility.  Factor  seven,  although  not  well  defined,  has  some  of  the  attributes 
of  boarding  house  areas. 

For  the  purpose  of  our  analysis  these  factor  scores  were  summarized  for 

the  zones  of  analysis  defined  in  Chapter  II.  For  instance,  the  value  of  factor 

II  for  zone  9  is  .  Z1?  P..- II-;  /  .  P,-  where  n  is  the  number  of  census  tracts  in 

i=l  1  1=1  1 

zone  9,  P^  and  11^  are  the  population  and  factor  score  of  the  ith  tract, 
respectively.  The  scores  by  zone  are  found  in  Appendix  C. 

1951  Census 

Seventy-five  operational  variables  were  again  selected  from  the  162 
variables  of  the  1951  Census  Tract  Bulletin  for  Toronto,  and  the  factor  analy¬ 
sis  produced  five  factors  which  explained  65  per  cent  of  the  original  variation. 
The  factor  loadings  are  identified  in  Table  28.  There  are  some  interesting 
differences.  The  social  rank  and  family  structure  factors  remain  almost  un¬ 
changed,  although  the  sign  of  the  latter  has  been  reversed  during  the  rotation 
process.  The  ethnic  variation  is  represented  by  only  one  factor,  factor  three, 
and  the  mobility  and  amenity  measures  are  combined  in  one  factor,  five.  The 
patterns  of  these  variables  are  roughly  similar  to  their  counter  parts  described 
for  1961.  Factor  four,  a  strong  factor  in  1951  representing  white-collar 
clerical  workers,  disappeared  in  the  1961  analysis. 

Change,  1951-1961 

As  pointed  out  in  the  text,  the  metropolitan  population  has  changed 
greatly  during  the  decade  1951-1961.  There  are  long-run  continuing  changes: 
increases  in  population,  proportion  non-British,  income  level,  the  possession 
of  automobiles  and  appliances;  and  within  the  city  there  are  short-run  shifts 
in  the  spatial  distributions  as  the  various  social  areas  expand  or  contract 
over  time. 

Some  of  the  change  is  indicated. by  the  results  of  the  two  factor  analy¬ 
ses  for  1951  and  1961.  First,  different  factors  emerge  as  the  patterns  of 
individual  input  variables  have  changed  with  respect  to  one  another.  Secondly, 
the  spatial  distribution  of  the  factors  is  altered  as  income  or  ethnic  groups 
move  in  or  out  of  a  given  neighbourhood.  Another  noticeable  difference  in 
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TABLE  27 

FACTOR  LOADINGS— 19611 


Per  Cent  of 
Total  Variance 


Population  Under  15 
Married 

Born  Outside  Canada 

British  Isles 

French 

German 

Italian 

Polish 

Ukrainian 

Other  European 

Language  Neither 
English  nor  French 

Anglican 

Jewish 

Roman  Catholic 

Greek  Catholic 

United  Church 

Not  Attending  School 

Elementary  School 
Education 

High  School  1-2  years 
3-5  years 

University 
6-9  Persons/House 
Total  Persons/House 
Lodgers 

Persons /Family 
Children/Family 
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55.3 

66.3 

70.5 

74.6 

77.4 

I  II  III  IV  V  VI  VII 

.843 


.723 


.517  -.608 


.762 


-.563 

.714 

-.585 

-.667 

.689 

.646 
-.769 

.716 

.762 

-.530  .597 

-.870 

.840 

.763 

-.919 

-.961 

.657 

.629  .546 

.517  -.571 

.919 
.897 


.516 

.542 

.812 
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TABLE  27 — Continued 


Per  Cent  of 
Total  Variance 


Wage  Earners 

Income/Family  Head 

Single  Detached 
Dwellings 

Apartments 

Rooms /Dwelling 

Persons/Room 

Owner-Occupied 

Median  Value  of  Room 

Mortgaged 

Occupied  1-2  Years 

Occupied  10  Years  + 

Furnace  Heat 

Flush  Toilet 

Bath 

Refrigeration 
Television 
Automobile 
Females/Labor  Force 
Unemployed  Males 
Self-Employed  Males 
Self-Employed  Females 
Managers  (Male) 
Professional  (Male) 
Clerical  (Male) 

Sales  (Male) 

Service  (Male) 
Transport  (Male) 
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I  II  III  IV  V  VI  VII 

.551 

- .  686 


.674 


-.622 

.589 

.791 

.573  .508 

-.763 

.519 

-.624 

.802 

.524 

.700 

.704 

.781 

.767 

.628  .524 

-.833 

.628 

-.680 

-.512  -.507 

-.862 

-.916 

-.629  -572 

-.751 

.585 

.809 
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TABLE  27— Continued 


Per  Cent  of 

Total  Variance  30.4  44.9  55.3  66.3  70.5  74.6  77.4 


I  II  III  IV  V  VI  VII 


Craftsmen  (Male) 

.905 

Labourers  (Male) 

.886 

Managers  (Female) 

-.679 

Professional  (Female) 

-.875 

Clerical  (Female) 

.554  .530 

Sales  (Female) 

.558 

Service  (Female) 

-.529 

Craftsmen  (Female) 

.819 

Male  Income  1000-1999 

.571 

-.525 

2000-2999 

.726 

6000-9999 

-.670 

10,000  + 

-.878 

Average  Earnings 

-.774 

Female  Income  1000-1999 

.716 

2000-2999 

.674 

6000  + 

-.721 

Average  Earnings 

-.798 

1Murdie  and  Berry  identified  factor  I  as  Economic  Achievements,  Factor 
II  as  Family  Structure,  Factor  3  as  Household  Characteristics  and  Factor  V  as 
Residential  Stability. 


INPUT  VARIABLES 
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TABLE  28 


FACTOR  LOADINGS— 1951 
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I 

II 

III 

IV 

V 

Sex  Ratio 

Population  Under  15 
Married 
British  Isles 
Italian 
Polish 
Ukrainian 
Other  European 
Asiatic 

Language  Neither 
English  Nor  French 

Anglican 

Greek  Orthodox 

Jewish 

Roman  Catholic 

Greek  Catholic 

United  Church 

Not  Attending  School 

Educated  1-4  years 
5-8  years 
9-12  years 
13  years  + 

6-9  Persons/House 

Persons/House 

Lodgers 

Children/Family 
Persons /Family 
Wage  Earners 
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.603 

.714 

.745 

.662 
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-.909 
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.531 
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TABLE  28— Continued 


23.3  37.8  46.0  59.5 


I 

II 

Median  Earnings 

-.699 

Single  Detached 
Dwellings 

- .  686 

Rooms /Dwelling 

Persons/Room 

Owner-Occupied 

.812 

-.748 

Mortgaged 

-.677 

Median  Rent 

-.678 

Occupied  Pre-1946 

1950-1951 

Furnace  Heat 

Flush  Toilet 

Bath 

Refrigerators 

-.794 

Automobile 

-.651 

Females /Labor  Force 

.879 

Males  Unemployed 

Males  Self-Employed 

-.708 

.538 

Males  Managers 

-.883 

Professional 

-.875 

Clerical 

Manuf  acturing 

.809 

Transport 

.862 

Commerce 

-.802 

Service 

.657 

Labourers 

.702 

65.1 

V 


-.533 


-.598 

.581 

-.515 

-.707 

-.698 


120 


TABLE  28 — Continued 
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patterns  is  due  to  the  growth  process.  The  1951  maps  show  remnants  of  the  old 
urban  structure,  the  suburban  towns  and  the  transportation  routes  existing  at 
an  earlier  time,  in  the  form  of  sharp  variations  in  social  characteristics  from 
tract  to  tract.  By  1961  these  have  disappeared  within  Metro  itself,  creating 
broad  homogeneous  zones.  The  elements  of  the  structure  are  now  visible  farther 
out  where  the  old  towns  still  remain  distinct  and  readily  identifiable. 

The  Enumeration  Area  Analysis 

The  final  phase  of  the  census  analysis  used  as  input  is  a  series  of 
tapes  obtained  from  the  Dominion  Bureau  of  Statistics  containing  data  on  census 
variables  by  enumeration  area,  a  smaller  unit  than  the  census  tract,  with 
2,930  contained  in  the  study  area.  Attention  was  focused  on  46  measures  of 
household  characteristics.  Although  the  results  were  not  used  directly  as  in¬ 
puts  to  the  commercial  analysis,  they  have  some  relevance  to  the  interpretation 
of  our  finding.  In  brief: 

Factor  1 — Apartments  versus  single  family  dwellings 
Factor  2 — Old,  high  density,  single  attached 
Factor  3 — Older,  stable  residential  areas 
Factor  4 — Large,  high  value,  high  amenity  homes 

Factor  5 — Older  areas,  lacking  televisions,  refrigerators;  shared  bath 
Factor  6 — Rent 

Factor  7 — Low  value  housing,  in  need  of  repair  and  lacking  furnaces, 
hot  and  cold  water,  and  baths 
Factor  8 — New  construction 

Since  these  factors  are  all  independent  of  one  another  it  is  important  to  note 
that  there  are  three  distinct  blight  factors  (two,  five,  and  seven)  each  with 
its  own  pattern  of  occurrence. 
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APPENDIX  E— RESULTS  FROM  REGRESSIONS 
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TABLE  29 

VARIABLES  USED  IN  REGRESSION  ANALYSIS 


Symbol 


Operating  Definition 


P1 


where  P1  is  the  population  of  census  tract  i 
Zone  r 


I1 


E2 


I 

Zone 


i  where  f^  is  the  number  of  families 
with  wage-earner  family  heads  in  census 
tract  i 


i1  is  the  income  of  wage-earner 
family  heads  in  census  tract  i  (median 
in  1951,  average  in  1961) 


E  e 
Zone 


i 


where  e^  is  the  number  of  retail  and  service 
establishments  in  census  tract  i 


S2 


I,  II,  III,  etc. 


E 

Zone 


Si 


where  S^  is  the  sales  of  retail  and  service 
establishments  in  census  tract  i 


Zone 


Pilli 


E  Pi 
Zone 


where  Hi  =  factor  score  on  Factor 
II  for  census  tract  i 


Total  Est. 


Food 

Auto 

General 

Clothing 

Household 

Other 

Finance 

Community  Services 
Business  Services 
Personal  Services 
Miscellaneous 


Log  Est. 
B.T. 


A  E 
A  S 
A  P 
A  I 
i„ 


Total  number  of  commercial  establishments  in  zone 
identified  in  field  study 

Number  of  establishments  of  this  business  type  in  zone 
identified  in  field  study  (see  Appendix  A,  Table  21). 


Log10  (Total  Establishments) 

Number  of  business  types  as  defined  in  Table  21 
Absolute  difference  in  measure,  1951-1961 


Average  annual  per  cent  change  in  variable,  1951-1961. 

r  ..  Log,  „  1961  -  Log,  „  1951  ir>ri 

=  [antilog  — a10 - — - &10 -  -  1]  x  100 
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^ata  derived  from  Dominion  Bureau  of  Statistics,  Population  and 
Housing  Characteristics  by  Census  Tracts,  Bulletin  CT-6  (Ottawa,  1953); 
Population  and  Housing  Characteristics  by  Census  Tracts,  Bulletin  CT-15 
(Ottawa,  1963). 

"Data  derived  from  Dominion  Bureau  of  Statistics,  Selected  Distribution 
Statistics  by  Census  Tract  for  14  Canadian  Cities  (Ottawa,  1954);  Retail  Trade, 
Metropolitan  Areas  by  Census  Tracts  and  Service  Trade,  Metropolitan  Areas  by 
Census  Tracts  (Ottawa,  1964). 
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TABLE  30 

REGRESSION  COEFFICIENTS— 1961 ,  THREE  FACTORS 


Independent  Variables 

Dependent 


Variable 

Population 

I 

II 

III 

Rz 

Total  Stores 

= 

114.0 

+ 

0.01283 

— 

1.185 

__ 

3.955 

4.733 

0.988 

(0.00096) 

(0.647) 

(0.690) 

(0.590) 

Food 

= 

-77.2 

+ 

0.00204 

+ 

0.3495 

— 

0.1412  - 

0.6242 

(0.00028) 

(0.1885) 

(0.2010) 

(0.1717) 

0.947 

Automobile 

= 

-14.7 

+ 

0.00071 

+ 

0.2776 

— 

0.0396  - 

0.0934 

(0.00009) 

(0.0613) 

(0.0654) 

(0.0559) 

0.961 

General 

= 

16.4 

+ 

0.00090 

+ 

0.0906 

+ 

0.1242  - 

0.0725 

(0.00023) 

(0.1553) 

(0.1656) 

(0.1415) 

0.772 

Clothing 

= 

-26.8 

+ 

0.00139 

+ 

0.0293 

- 

0.2470  - 

0.3615 

(0.00024) 

(0.1607) 

(0.1714) 

(0.1464) 

0.927 

Household 

= 

-  8.9 

+ 

0.00095 

+ 

0.0599 

— 

0.1651  - 

0.3248 

(0.00011) 

(0.0734) 

(0.0793) 

(0.0677) 

0.966 

Other 

= 

11.4 

+ 

0.00145 

— 

0.1779 

— 

0.3361  - 

0.4000 

(0.00016) 

(0.1061) 

(0.1132) 

(0.0967) 

0.970 

Finance 

= 

52.8 

+ 

0.00063 

— 

0.8237 

— 

0.4905  - 

0.0360 

(0.00030) 

(0.2107) 

(0.2151) 

(0.1838) 

0.828 

Community 

= 

102.6 

+ 

0.00099 

- 

0.2757 

- 

0.9791  - 

1.2183 

Services 

(0.00044) 

(0.2926) 

(0.3120) 

(0.2666) 

0.878 

Business 

= 

49.2 

+ 

0.00025 

— 

0.7391 

— 

0.5688  - 

0.1746 

Services 

(0.00028) 

(0.1859) 

(0.1982) 

(0.1694) 

0.785 

Personal 

= 

24.4 

+ 

0.00326 

+ 

0.2431 

— 

0.8891  - 

1.1608 

Services 

(0.00026) 

(0.1721) 

(0.1835) 

(0.1568) 

0.987 

Miscellaneous 

= 

20.9 

+ 

0.00020 

— 

0.1774 

— 

0.2899  - 

0.2480 

(0.00008) 

(0.0511) 

(0.0545) 

(0.0466) 

0.933 

REGRESSION  COEFFICIENTS— 1961 ,  SEVEN  FACTORS 
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